rﬁ‘ Tempe

CITY OF TEMPE Meeting Date: 12/13/2016
DEVELOPMENT REVIEW COMMISSION Agenda Item: 6

ACTION: Request for a Zoning Map Amendment from CSS TOD and R-4 TOD to MU-4 TOD, a Planned Area
Development Overlay, and a Development Plan Review for a new four- and five-story, mixed-use development containing
202 units and commercial uses for METRO 101 (PL160362), located at 2177 East Apache Boulevard. The applicant is
Huellmantel & Affiliates.

FISCAL IMPACT: While this ordinance change does not directly impact revenue, the planned development will result in
collection of the standard development fees, calculated according to the approved fee structure at the time of permit
issuance.

RECOMMENDATION: Approve, subject to conditions

BACKGROUND INFORMATION: METRO 101 (PL160362) is a proposed four- and five-story, mixed-use development
containing 202 dwelling units and 2,269 square feet of commercial space. The request includes the following:

1. Zoning Map Amendment from CSS TOD (Commercial Shopping and Services, Transportation Overlay District)
and R-4 (Multi-Family Residential General) TOD to MU-4 (Mixed-Use, High Density) TOD.

2 Planned Area Development Overlay to establish development standards for a new mixed-use project with a
density of 47 du/ac, a maximum building height of 67', maximum 27% lot coverage, minimum 19% landscape
area, defined building setbacks, and reduced parking setback.

3. Development Plan Review including site plan, building elevations, and landscape plan.
Existing Property Owners Thomas E. and Susan J. Leach Trust
Apache Blvd. L Level Twelve Investments, LLC
; Apache Ventures, LP
. g Future Owner Metro 101, LP
5 =) Applicant Charles Huellmantel, Huellmantel & Affiliates
& g Zoning District (current/proposed) CSS TOD & R-4 TOD / MU-4 TOD
rem——r—— Net site area 4.31 acres
Density / Number of Units 47 dufac / 202 units (no standard)
Unit Types 20 studio
93 one bedroom
89 two bedroom
Total Building Area 203,610 s.f.
Lot Coverage 27% (no standard)
Building Height 60’ to parapet, 67’ to staircase (no standard)
Building Setbacks 8'-3" front (Apache), 127'-8" street side (Price), 138'-
8" west side, 68'-10” rear (south) (0’ min., 20’ max.)
Parking Setback 20' min. Apache, 20" min. Price, 15" min. northeast
corner (20" min. required along streets)
Landscape area 19% (no standard)
Vehicle Parking 274 spaces (264 min. required, 330 max. allowed)
Bicycle Parking 196 spaces (196 min. required)

ATTACHMENTS: Ordinance, Development Project File

STAFF CONTACT(S): Karen Stovall, Senior Planner (480) 350-8432

Department Director: Chad Weaver, Community Development Director



Legal review by: N/A
Prepared by: Karen Stovall, Senior Planner
Reviewed by: Suparna Dasgupta, Principal Planner

COMMENTS:

This 4.3 acre site is located at the southwest comer of Apache Boulevard and Price Road and is adjacent to the light rail line
running along Apache. The site is surrounded on the north (across Apache Boulevard) by commercial and mixed-use
development; to the south by single- and multi-family residential; to the west by commercial; and to the east by the Loop 101
Freeway.

This site is within the Apache Boulevard Redevelopment Area, which permits a reduction in development fees up to fifty (50)
percent for qualifying projects. The applicant intends to submit evidence that this project will qualify as Workforce Housing in
order to receive a fee reduction. Tempe defines Workforce Housing as follows: at least 15% of the housing units developed
for, offered to, and leased or sold to households whose gross annual income is gretar than 100% of the AMI (Area Median
Income) by does not exceed 120% AMI, or 10% of the housing units developed for, offered to, and leased or sold to
housholds whose gross annual income is greater than 80% AMI but does not exceed 100%

This request includes the following:
1. Zoning Map Amendment from CSS TOD (Commercial Shopping and Services, Transportation Overlay
District) and R-4 (Multi-Family Residential General) TOD to MU-4 (Mixed-Use, High Density) TOD.
2. Planned Area Development Overlay to establish development standards for a new mixed-use project with
a density of 47 du/ac, a maximum building height of 67’, maximum 27% lot coverage, minimum 19%
landscape area, and defined building setbacks.
3. Development Plan Review including site plan, building elevations, and landscape plan.

The applicant is requesting the Development Review Commission provide recommendations to City Council for items one
through three listed above.

For further processing, the applicant will need approval for an Amended Subdivision Plat, to combine the individual lots into
one.

PRELIMINARY SITE PLAN REVIEW

e June 29, 2016: First Preliminary Site Plan Review was completed for site plan only. Plan identified 201 units and no
commercial component. Comments made by staff included: need for commercial use if project is rezoned to MU-4;
relocate surface parking behind the buildings and comply with maximum setbacks along both street frontages; consider
photovoltaic canopies for surface parking areas; provide a traffic impact study; provide 8' sidewalks; contact Arizona
Department of Transportation about project and driveway on Price Road; and requirement for a second SPR submittal.

e August3, 2016: Second Preliminary Site Plan Review was completed. Plans identified 201 units and 175 square feet of
commercial. Comments made by staff included: size of commercial area is not acceptable to consider project mixed-
use; design lacks pedestrian scale and ground floor activity along Apache; provide variation in building heights; recess or
shade windows; incorporate variety of materials and colors on three buildings; use decorative materials on all elevations;
locate surface parking behind the buildings; provide a minimum 8' wide unobstructed pedestrian path along both streets;
no structures or trees are allowed within easements; stagger perimeter walls/fences; install security cameras (or at a
minimum, the wiring for cameras) with the initial building construction so conduit will be interior to the walls; and present
project to Citizens for a Vibrant Apache Corridor (CVAC).

e September 28, 2016: Third Preliminary Site Plan Review was completed. Plans identified 202 units and 2,269 square
feet of commercial area. Staff comments included: trees and refuse enclosure may not be located within easements; if
horizontal railing is proposed, design top with inward curve to prevent climbing over rail; use reveals (not just control
joints) on wall planes to break up flat massing; and replace fabric awnings with metal awnings at perimeter elevations;

e November 2, 2016: Formal application was submitted, and a fourth Site Plan Review was completed. Comments made
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by staff included: plans show the refuse enclosure and trees within easements; provide additional detail in storefront at
pedestrian level; plans do not identify overall height, including rooftop projections; incorporate reveals into building
design (not only control joints); comply with the min. 20" parking setback; and parking canopies do not comply with
Building Code requirements for area or setback from property lines;

PUBLIC INPUT

On October 12, 2016, the applicant voluntarily met with Citizens for a Vibrant Apache Corridor (CVAC) to discuss the project.
The applicant reports that the CVAC members made comments pertaining to: inclusion of the project in the Tempe Crime
Free Multi-Family Housing program, on-site retention, concern with the building setback along Apache, request to use solar
panels, the layout of the pool, and Housing and Urban Development (HUD) vouchers.

A neighborhood meeting was held on November 9, 2016. No one from the public attended the meeting. The applicant's
public involvement summary is attached.

PROJECT ANALYSIS

CHARACTER AREA PLAN

This project site is located within the boundaries of the Apache Character Area Plan. The plan encourages projects that
recognize the diversity of the community, are unique, incorporate public art, provide appropriate transitions between existing
neighborhoods and new developments, engage pedestrians, and create destinations through mixed-use design and public
amenities. The proposed development will comply with the following Character Area principles:

e Landscape Treatments: plans incorporate plants listed in the Historic Plant Palette, including Chinese Evergreen Elm,
Chaste Tree, Sweet Acacia, Arizona Ash, and Texas Sage. Trees interior to the site include Japanese Loquat, Citrus,
and Crape Myrtle

o Shade: buildings incorporate metal and fabric shade canopies above windows and balconies. A portion of the sidewalk
along Apache, north of Building 3, will be detached from the curb, allowing the sidewalk to be shaded by both the
building and trees.

o Streetscapes: Apache right-of-way permits pedestrian, bicyclist, transit and motorist use; detached sidewalk zone along
a portion of Apache separates vehicle/pedestrian traffic, complies with minimum 8-foot clear path requirement, and
includes landscaping in pots and seating to soften building edges at entrances.

o  Pedestrian Scale: ground floor commercial opportunities promote street activity and shade is provided by landscaping
along the maijority of the Apache street frontage.

ZONING

The majority of the site is currently zoned CSS TOD with an approximate 15-foot wide strip of land along the south property
line that is zoned R-4 TOD. The CSS zoning district permits a residential density up to 20 dwelling units per acre (du/ac),
subject to Use Permit approval. Properties with CSS zoning and within the TOD may have a density up to 25 du/ac, also
subject to Use Permit approval. The proposed zoning district, MU-4 TOD, has no maximum density; the density is set by the
associated PAD, which would allow up to 47 du/ac.

The current General Plan land use and density categories of Mixed-Use, High Density (up to 65 du/ac) indicate that this area
of the city is expected to intensify to allow increased residential density along a public transit corridor. The existing zoning
districts do not permit a mix of land uses or densities that comply with the current General Plan density category. A Zoning
Map Amendment to MU-4 is required to comply, and the proposal will conform to the existing General Plan land use and
density map designations.

Section 6-304 C.2. Approval criteria for Zoning amendment (in italics):
1. The proposed zoning amendment is in the public interest, because it will permit an increase in residential density
along the public transit corridor.
2. The proposed zoning amendment conforms with and facilitates implementation of the General Plan, as it is
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necessary to implement an increased residential density and mixed land uses as indicated in the plan.

PLANNED AREA DEVELOPMENT

The applicant requests a Planned Area Development (PAD) Overlay consisting of 202 apartment units and 2,269 square feet
of commercial area with a maximum building height of 67 feet, including all roof structures. The combined building area is
203,610 square feet. The table below shows a comparison of the development standards for the CSS TOD and the
proposed MU-4 TOD PAD.

METRO 101 — PAD Overlay

PROPOSED

Standard CSS TOD (Corridor Area) MU-4 (PAD) Change
Residential Density (du/ac) 25 47 Increase
Building Height (feet)
[Exceptions, see Section 4-205(A)]
s ; ; y 60’ (parapet) /
Building Height Maximum 35 67" (roof structures) Increase
Building Height Step-Back Required Adjacent to SF or
MF District Yes Yes
[Section 4-404, Building Height Step-Back]
Maximum Lot Coverage (% of net site area) 75% 27% Decrease
Minimum Landscape Area (% of net site area) 25% 19% Decrease
Setbacks (feet) (a)
[Exceptions, see Section 4-205(B)]
Front (Apache Blvd.) 0’ min. / 10’ max 8'-3" min / 20" max Increase
Parking 20’ 20°
Side (west) o 138'-8" Increase
Street Side (Price) o 127'-8" Increase
Street Side Parking 20 20 -
Rear (south) 10 68’-10" Increase
Parking at northeast corner of site 20 15' Decrease

The proposed density, building height, lot coverage, and landscape area are appropriate for the site. The proposed 67-foot
building height (maximum 60 feet to parapet) will exceed the heights of existing buildings on adjacent properties but should
be expected for higher density developments along the light rail corridor. Adequate ground-level open space is designed into
the project.

The applicant has submitted a letter requesting Option B to conform to the requirements of the Transportation Overlay
District chapter of the ZDC (see attached). Option B pemmits a project that generally conforms to the intent of the TOD, while
not meeting the literal standards of the TOD chapter. The project does not comply with the following design standards along
Price Road:

Maximum building setback of 20 feet for at least fifty percent of the length of the ground floor street-facing fagade.
Provide parking behind buildings.

Provide a primary building entrance not more than 20 feet from the sidewalk.

Provide pedestrian and transit patron amenities.

Provide 33% full shade on public sidewalks.

Provide a minimum 20-foot parking setback (reduced at northeast corner of site only).

The applicant believes that the location of the site adjacent to Price Road, which serves as an access road to the Loop 101
Freeway, presents a challenge with issues related to traffic speed, noise, and the lack of walkability of other developments
along Price Road to the north and south of the site. These issues make conformance to the MU-4 TOD development
standards and the Pedestrian Oriented Design Standards contained within the TOD chapter difficult to accomplish along
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Price.

While the standards identified above are not met for the development along Price, all TOD standards are met along Apache.
The required eight-foot wide sidewalk is provided, with portions of the sidewalk both within the right-of-way and on private
property. Pushing the sidewalk south in front of Building 3. allows it to be detached from the curb, which creates a landscape
buffer between east-bound vehicular traffic and pedestrians and creates shade from both the north and south sides of the
sidewalk. Additionally, the building setback along Apache accounts for a minimum six-foot wide landscape and amenity area
along the entire project frontage, with enhanced paving at primary building entrances.

Parking

The proposed PAD meets the vehicle and bicycle parking requirements of the Zoning and Development Code.
Approximately half of the required resident parking spaces will be located within an area secured by access gates. The
project provides 274 vehicle parking spaces where only 264 are required. The project provides 1986 bicycle parking spaces
where 196 are required.

Traffic
A traffic impact study (TIS) was provided by the applicant and approved by the Public Works Department. The executive

summary is included as an attachment.

Section 6-305 D. Approval criteria for P.A.D. (in italics):

1. The development fulfills certain goals and objectives in the General Plan and the principles and guidelines of other
area policy plans. Performance considerations are established to fulfill those objectives. The development fulfills
the goals of the General Plan by increasing the residential density through the development standards in order to
comply with the projected residential density. The project incorporates commercial components to satisfy the
mixed-use land use designation. Several of the Apache Character Area design principles have been addressed.
The applicant intends for this project to qualify as Workforce Housing. This addresses Housing Goal 7 of the
Housing Element of the Land Use and Development Chapter of the General Plan 2040: Support affordable housing
initiatives and work with other public and private non-profit agencies through site acquisition and development
activities.

2. Standards requested through the PAD Overlay district shall take into consideration the location and context for the
site for which the project is proposed. The requested development standards take the site context into
consideration. Sufficient setbacks are provided along perimeter property lines to buffer the proposed residential
uses but also encourage a more pedestrian-friendly atmosphere along the Apache street frontage.

3. The development appropriately mitigates transitional impacts on the immediate surroundings. Significant building
setbacks are provided on the west and south sides of the project. The plan also provides landscape buffers along
the west and the majority of the south property lines, adjacent to existing commercial and residential uses.

DEVELOPMENT PLAN REVIEW

Site Plan

The 4.31 acre site is located at the southwest comner of Price Road and Apache Boulevard. The plans identify one five-story
building (Building 1) and two four-story buildings (Buildings 2 and 3). Vehicular access is provided by one driveway off of
Apache and one off of Price. All vehicle parking is within surface parking lots that wrap the three buildings on the west, east,
and south. The majority of parking spaces are covered with shade canopies, and the parking areas immediately south and
east of the buildings are controlled by access gates.

Building Elevations

The building design is contemporary with flat roofs and parapets to screen rooftop mechanical equipment. Building 1 is 60
feet to the top of parapet and 67 feet to the top of stair tower. Building 2 is 48-6" to the top of parapet. Building 3 is 556" to
top of parapet and includes a mezzanine along the north elevation that will appear as a fifth floor along Apache. The majority
of the buildings are finished with medium sand finished stucco that is painted in shades of gray, brown, and off-white.
Ground face concrete block veneer is used up to the second or third levels of all elevations that face the perimeter of the site.
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The elevations show lines that are noted as one-quarter of an inch (1/4") control joints. In order to guarantee that these lines
are visible wall details, a stipulation is included to require that these lines are also reveals. Steel awnings are used above
windows that face the perimeter of the site, and fabric awnings are used above interior-facing windows. The balcony railing
is proposed to be woven wire mesh painted Wild Mustang (dark brown). To ensure the durability of the railing, a condition
has been included to require powder coating of the wire instead of painting. The ground-level commercial portions of
Buildings 1 and 3 have storefront windows with either translucent glass or divided window panes to provide visual interest at
the pedestrian level.

Landscape Plan

On-site landscaping totals 19 percent. The design incorporates a comfortable pedestrian environment at the perimeter of the
buildings along Apache, as required by the Transportation Overlay District. This includes a landscape buffer with shade
trees and detached sidewalk along approximately half of the Apache street frontage. Benches and bike racks are also
included along Apache, near the commercial entrances. Proposed plant types are appropriate for the desert and include
many of the plants from the Historical Plant Palette in the Apache Character Area Plan, including Chinese Evergreen EIm,
Sweet Acacia, and Chaste Tree.

Section 6-306 D Approval criteria for Development Plan Review (in italics):

1. Placement, form, and articulation of buildings and structures provide variety in the streetscape; buildings are designed
with variation in materials, colors, fenestration, and wall planes. The design provides variety in the streetscape.

2. Building design and orientation, together with landscape, combine to mitigate heat gain/retention while providing shade
for energy conservation and human comfort; canopies and balcony overhangs provide shade for windows and balconies.
Landscaping adjacent to sidewalks and building locations will provide shade for human comfort.

3. Materials are of a superior quality, providing detail appropriate with their location and function while complementing the
surroundings; materials provide detail appropriate with their location and function.

4. Buildings, structures, and landscape elements are appropriately scaled, relative o the site and surroundings; although
higher than other buildings directly adjacent to the site, new developments in this area of the light rail corridor are
encouraged to incorporate increased building heights to accomplish increased residential density. Significant setbacks
are provided from adjacent developments. The building design and landscaping along Apache are appropriate relative
to the expected pedestrian use of Apache

5. Large building masses are sufficiently articulated so as to relieve monotony and create a sense of movement, resulting
in a well-defined base and top, featuring an enhanced pedestrian experience at and near street level; building design
consists of a well-defined base and top with enhanced details at the pedestrian level. Variation is provided in wall
planes, materials, colors, and building height to relieve monotony.

6. Building facades provide architectural detail and interest overall with visibility at street level (in particular, special
treatment of windows, entries and walkways with particular attention to proportionality, scale, materials, rhythm, efc. )
while responding to varying climatic and contextual conditions; architectural details are appropriate to the scale and
context of the development. Design elements include ground face block veneer and architectural details shade
windows, balconies, and entrances.

7. Plans take into account pleasant and convenient access to multi-modal transportation options and support the potential
for transit patronage; along Apache, the project conforms to the pedestrian oriented design standards of the
Transportation Overlay District, including maximum/minimum building setbacks, location of building entrances, ground
floor windows, street-facing fagades, pedestrian amenities, and sidewalk, landscape, open space, and shade standards.
This design will support transit patronage.

8. Vehicular circulation is designed to minimize conflicts with pedestrian access and circulation, and with surrounding
residential uses:; vehicular and pedestrian circulation routes are clearly delineated and separated from one another.

PL160362 - METRO 101 Page 6



Plans appropriately integrate Crime Prevention Through Environmental Design principles such as territoriality, natural
surveillance, access control, activity support, and maintenance; the design complies with CPTED principles.

10. Landscape accents and provides defineation from parking, buildings, driveways and pathways; areas are delineated with
the required landscape for the project, identifying usable pedestrian areas and paths.

11. Signs have design, scale, proportion, location and color compatible with the design, colors, orientation and materials of
the building or site on which they are located; not applicable.

12. Lighting is compatible with the proposed building(s) and adjoining buildings and uses, and does not create negative
effects. All lighting will comply with code requirements.

REASONS FOR APPROVAL:

1. The project meets the General Plan Projected Land Use and Projected Residential Density for this site.

2. With the exception of the project design along Price Road, the project will meet the development standards required
under the Zoning and Development Code. The applicant has submitted a letter that requests conformance with the TOD
Chapter through Option B and explains how the project otherwise meets the intent of the overlay.

3. The PAD overlay process was specifically created to allow for greater flexibility, including flexible building heights, lot
coverage, landscaping, and setbacks.

4. The proposed project meets the approval criteria for a Zoning Amendment, Planned Area Development Overlay, and

Development Plan Review.

Based on the information provided and the above analysis, staff recommends approval of the requested Zoning Amendment,
Planned Area Development, and Development Plan Review. This request meets the required criteria and will conform to the
conditions.

ZONING AMENDMENT AND PLANNED AREA DEVELOPMENT

CONDITIONS OF APPROVAL:

EACH NUMBERED ITEM IS A CONDITION OF APPROVAL. THE DECISION-MAKING BODY MAY MODIFY, DELETE OR ADD TO THESE
CONDITIONS.

General

1.

A building permit application shall be made within two years of the date of City Council approval or the zoning of the
property may revert to that in place at the time of application. Any reversion is subject to a public hearing process as a
zoning map amendment.

The property owner(s) shall sign a waiver of rights and remedies form. By signing the form, the Owner(s) voluntarily
waive(s) any right to claim compensation for diminution of Property value under A.R.S. §12-1134 that may now or in the
future exist, as a result of the City's approval of this Application, including any conditions, stipulations and/or
modifications imposed as a condition of approval. The signed form shall be submitted to the Community Development
Department no later than 30 days from the date of City Council approval, or the Zone Map Amendment and Planned
Area Development approval shall be null and void.

The Planned Area Development Overlay for Metro 101 shall be put into proper engineered format with appropriate
signature blanks and kept on file with the City of Tempe's Community Development Department within sixty (60) days of
the date of City Council approval and prior to issuance of building permits.
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DEVELOPMENT PLAN REVIEW CONDITIONS OF APPROVAL.:

General

1. Except as modified by conditions, development shall be in substantial conformance with the site plan and building
elevations dated November 11, 2016 and landscape plan dated November 30, 2016. Minor modifications may be
reviewed through the plan check process of construction documents; major modifications will require submittal of a
Development Plan Review.

2 An amended Subdivision Plat is required for this development and shall be recorded prior to issuance of building
permits.

3. The development shall prepare, at the time of initial building permits, gray shell commercial space for tenant leasing.
The permit submittal shall include: adequate roof space, evidence of roof structural support, and internal set lines for
future adequate commercial space air conditioning (HVAC).

Site Plan
4 Provide service locations as shown on the site plan for both refuse and recycling collection and pick-up on the property.
Coordinate the storage areas for refuse and recycling containers with the overall site and landscape layout.

5. If a service yard or mechanical yard (cooling tower/generator) is incorporated into the design, provide yard walls that are
at least 8-0" tall as measured from adjacent grade and are at least the height of the equipment being enclosed,
whichever is greater. Verify height of equipment and mounting base to ensure that wall height is adequate to fully
screen the equipment. Locate electrical service entrance sections inside the service yard.

6. Provide gates of steel vertical picket, steel mesh, steel panel or similar construction. Where a gate has a screen function
and is completely opaque, provide vision portals for visual surveillance. Provide gates of height that match that of the
adjacent enclosure walls. Review gate hardware with Building Safety and Fire staff and design gate to resolve lock and
emergency ingress/egress features that may be required.

7. Provide upgraded paving at each driveway, as shown on the site plan, consisting of integral colored unit paving. Extend
this paving in the driveway from the right-of-way line to 20'-0" on site and from curb to curb at the drive edges. From
sidewalk to right-of-way line, extend concrete paving to match sidewalk.

8. Utility equipment boxes for this development shall be finished in a neutral color (subject to utility provider approval) that
compliments the coloring of the buildings.

9. Place exterior, freestanding reduced pressure and double check backflow assemblies in pre-manufactured, pre-finished,
lockable cages (one assembly per cage). If backflow prevention or similar device is for a 3" or greater water line, delete
cage and provide a masonry or concrete screen wall following the requirements of Standard Detail T-214.

10. Shade canopies for parking areas:
a. Provide an 8" fascia for the canopy structure.
b. Maximum 75% light reflectance value shall apply to the top of the canopy.
c. Relate canopy in color and architectural detailing to the buildings.
d. Conceal lighting conduit in the folds of the canopy structure and finish conduit to match.

Floor Plans
11. Exit Security:
a. Provide visual surveillance by means of fire-rated glazing assemblies from stair towers into adjacent circulation
spaces.

Building Elevations
12. The materials and colors are approved as presented:
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13.

14.

15.

Building 1

Primary stucco — Dunn Edwards — Muslin DE6227
Secondary stucco — Dunn Edwards — Wild Mustang DEA161
Accent stucco — Dunn Edwards — Abstract White DE6232
Accent stucco — Dunn Edwards - Tavern Creek DEA166
Accent stucco — Dunn Edwards — Deepest Sea DE5825
Accent stucco — Dunn Edwards - Calico Rock DE6229
Steel awnings — Dunn Edwards — Spirit Mountain DE5795
Top steel awning — Dunn Edwards — Carrot Cake DE5230

Building 2

Primary stucco — Dunn Edwards — Calico Rock DE6229
Secondary stucco — Dunn Edwards — Deepest Sea DE5825
Tertiary stucco — Dunn Edwards — Abstract White DE6232
Accent stucco — Dunn Edwards - Wild Mustang DEA161
Accent stucco — Dunn Edwards — Muslin DE6227

Steel awnings — Dunn Edwards — Carrot Cake DE5230
Steel awnings — Dunn Edwards — Spirit Mountain DE5795
Fabric awnings — Sunbrella — Tresco Ginger 4697-0000
Fabric awnings — Sunbrella — Sapphire Blue 4641-0000
Top steel awning - Dunn Edwards — Wild Mustang DEA161

Building 3

Primary stucco — Dunn Edwards — Wild Mustang DEA161
Secondary stucco — Dunn Edwards - Calico Rock DE6229
Tertiary stucco — Dunn Edwards — Abstract White DE6232
Accent stucco — Dunn Edwards - Deepest Sea DE5825
Accent stucco — Dunn Edwards — Muslin DE6227

Steel awnings — Dunn Edwards — Spirit Mountain DE5795
Steel awnings — Dunn Edwards - Carrot Cake DE5230
Fabric awnings — Sunbrella - Tresco Ginger 4697-0000
Fabric awnings — Sunbrella — Sapphire Blue 4641-0000

Top steel awning — Dunn Edwards — Spirit Mountain DE5795
Top steel awning — Dunn Edwards - Carrot Cake DE5230
Windows at commercial storefront, noted as “Translucent Glass” - Light grey tint

Buildings 1,2, & 3

Synthetic stucco — medium sand finish

Ground face CMU - Trendstone — Black Mountain

Balcony railing — 1" x 1" woven wire mesh — Dunn Edwards — DEA161 Wild Mustang
Window frames - anodized bronze

Glazing - clear

Provide primary building colors and materials with a light reflectance value of 75 percent or less. Additions or
modifications may be submitted for review during building plan check process.

The color applied to the woven wire mesh balcony railing shall be powder coated, not painted.

The stucco control joints (elevation note 1) shall also be noted as reveals. Reveals shall be a minimum one-quarter of an
inch (1/4") deep and a minimum one-quarter of an inch (1/4" wide).

Provide secure roof access from the interior of the building. Do not expose roof access to public view.
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16.

17.

18.

Conceal roof drainage system within the interior of the building at walls visible from the perimeter of the project. On
interior, courtyard facing walls, external drainage systems are permitted.

Incorporate lighting, address signs, and incidental equipment attachments (alarm klaxons, security cameras, etc.) where
exposed into the design of the building elevations. Exposed conduit, piping, or related materials is not permitted.

Locate the electrical service entrance section (S.E.S.) inside the building or in a location not vislble from public right-of-
way.

Lighting

18.

llluminate building entrances and underside of open stair landings from dusk to dawn to assist with visual surveillance.

Landscape

20.

A.

22,

23.

24.

Arterial street trees shall be a minimum of 36" box specimens and a minimum of 1 %" caliper trunk.

Irrigation notes:

a. Provide dedicated landscape water meter.

b. Provide pipe distribution system of buried rigid (polyvinylchioride), not flexible (polyethylene). Use of schedule 40
PVC mainline and class 315 PVC 14" feeder line is acceptable. Class 200 PVC feeder line may be used for sizes
greater than %2". Provide details of water distribution system.

c. Locate valve controller in a vandal resistant housing.

d. Hardwire power source to controller (a receptacle connection is not allowed).

e. Controller valve wire conduit may be exposed if the controller remains in the mechanical yard.

Include requirement to de-compact soil in planting areas on site and in public right of way and remove construction
debris from planting areas prior to landscape installation.

Top dress planting areas with a rock or decomposed granite application. Provide rock or decomposed granite of 2"
uniform thickness. Provide pre-emergence weed control application and do not underlay rock or decomposed granite
application with plastic.

Trees shall be planted a minimum of 16™-0" from any existing or proposed public water or sewer lines. The tree planting
separation requirements may be reduced from the waterline upon the installation of a linear root barrier, a minimum of
6'-0" parallel from the waterline, or around the tree. The root barrier shall be a continuous material, a minimum of 0.08"
thick, installed 0'-2" above finish grade to a depth of 8'-0” below grade. Final approval subject to determination by the
Public Works, Water Utilities Division.

Addressing

25.

Provide address signs on the building elevations facing the street to which the property is identified.
a. Conform to the following for building address signs:
1) Provide street number only, not the street name
2) Compose of 12" high, individual mount, metal reverse pan channel characters.
3) Self-illuminated or dedicated light source.
4) Coordinate address signs with trees, vines, or other landscaping, to avoid any potential visual obstruction.
5) Do not affix numbers or letters to elevation that might be mistaken for the address.
b. Utility meters shall utilize a minimum 1" number height in accordance with the applicable electrical code and utility
company standards.
c. Provide one address sign on the roof of the building. Orient sign to be read from the south.
1) Include street address number in 6-0" high characters on one line and street name in 3-0" high characters on a
second line immediately below the first.
2) Provide high contrast sign, either black characters on a light surface or white characters on a black field that is
painted on a horizontal plane on the roof. Coordinate roof sign with roof membrane so membrane is not
compromised.
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3) Do not illuminate roof address.

CODE/ORDINANCE REQUIREMENTS:

THE BULLETED ITEMS REFER TO EXISTING CODE OR ORDINANCES THAT PLANNING STAFF OBSERVES ARE PERTINENT TO THIS CASE.
THE BULLET ITEMS ARE INCLUDED TO ALERT THE DESIGN TEAM AND ASSIST IN OBTAINING A BUILDING PERMIT AND ARE NOT AN
EXHAUSTIVE LIST.

SITE PLAN REVIEW: Verify all comments by the Public Works Department, Community Development Department, and Fire
Department given on the Preliminary Site Plan Review. If questions arise related to specific comments, they should be
directed to the appropriate department, and any necessary modifications coordinated with all concemed parties, prior to
application for building permit. Construction Documents submitted to the Building Safety Division will be reviewed by
planning staff to ensure consistency with this Design Review approval prior to issuance of building permits.

DEADLINE: Development plan approval shall be void if the development is not commenced or if an application for a building
permit has not been submitted, whichever is applicable, within twelve (12) months after the approval is granted or within the
time stipulated by the decision-making body. The period of approval is extended upon the time review limitations set forth for
building permit applications, pursuant to Tempe Building Safety Administrative Code, Section 8-104.15. An expiration of

the building permit application will result in expiration of the development plan.

STANDARD DETAILS:

e Access to Tempe Supplement to the M.A.G. Uniform Standard Details and Specifications for Public Works
Construction, at this link: http://www.tempe.gov/city-hall/public-works/engineering/standards-details or purchase
book from the Public Works Engineering Division.

e Access to refuse enclosure details DS116 and DS118 and all other Development Services forms at this link:
http://www.tempe.gov/city-hall/community-development/building-safety/applications-forms. The enclosure details
are under Civil Engineering & Right of Way.

BASIS OF BUILDING HEIGHT: Measure height of buildings from top of curb at a point adjacent to the center of the front
property line (per PAD, Apache Bivd.)

COMMUNICATIONS:

e Provide emergency radio amplification for the combined building and garage area in excess of 50,000 sf.
Amplification will allow Police and Fire personnel to communicate in the buildings during a catastrophe. Refer to
this link : http://www tempe.gov/home/showdocument?id=30871. Contact the Information Technology Division to
discuss size and materials of the buildings and to verify radio amplification requirements.

e For building height in excess of 50°-0", design top of building and parapet to allow cellular communications providers
to incorporate antenna within the building architecture so future installations may be concealed with little or no
building elevation modification.

WATER CONSERVATION: Under an agreement between the City of Tempe and the State of Arizona, Water Conservation
Reports are required for landscape and domestic water use for the non-residential components of this project. Have the
landscape architect and mechanical engineer prepare reports and submit them with the construction drawings during the
building plan check process. Report example is contained in Office Procedure Directive #59. Refer to this link:

www.tempe.agov/modules/showdocument.aspx?documentid=5327. Contact Public Works Department, Water Conservation
Division with questions regarding the purpose or content of the water conservation reports.

HISTORIC PRESERVATION: State and federal laws apply to the discovery of features or artifacts during site excavation
(typically, the discovery of human or associated funerary remains). Contact the Historic Preservation Officer with general
questions. Where a discovery is made, contact the Arizona State Historical Museum for removal and repatriation of the
items.
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POLICE DEPARTMENT SECURITY REQUIREMENTS:

e Refer to Tempe City Code Section 26-70 Security Plans.

e Design building entrances to maximize visual surveillance of vicinity. Limit height of walls or landscape materials,
and design columns or corners to discourage ambush.

e Maintain distances of 20'-0” or greater between a pedestrian path of travel and any hidden area to allow for
increased reaction time and safety.

o Follow the design guidelines listed under appendix A of the Zoning and Development Code. In particular, reference
the CPTED principal listed under A-ll Building Design Guidelines (C) as it relates to the location of pedestrian
environments and places of concealment. Provide method of override access for Police Department (punch pad or
similar) to controlled access areas including pool, clubhouse or other gated common areas.

« Provide a security vision panel at service and exit doors (except to rarely accessed equipment rooms) with a 3" wide
high strength plastic or laminated glass window, located between 43" and 66" from the bottom edge of the door.

TRAFFIC ENGINEERING:

o Provide 80" wide public sidewalk along arterial roadways, or as required by Traffic Engineering Design Criteria
and Standard Details.

e Construct driveways in public right of way in conformance with Standard Detail T-320. Altematively, the
installation of driveways with return type curbs as indicated, similar to Standard Detail T-319, requires
permission of Public Works, Traffic Engineering.

o Correctly indicate clear vision triangles at both driveways on the site and landscape plans. Identify speed limits
for adjacent streets at the site frontages. Begin sight triangle in driveways at point 15'-0" in back of face of
curb. Consult Intersection Sight Distance memo, available from Traffic Engineering if needed
www.tempe.gov/index.aspx?page=801 . Do not locate site fumishings, screen walls or other visual
obstructions over 2-0” tall (except canopy trees are allowed) within each clear vision triangle.

FIRE:

o Clearly define the fire lanes. Ensure that there is at least a 20'-0" horizontal width, and a 14'-0" vertical clearance
from the fire lane surface to the underside of tree canopies or overhead structures. Layout and details of fire lanes
are subject to Fire Department approval.

e Provide a fire command room(s) on the ground floor of the building(s). Verify size and location with Fire
Department.

CIVIL ENGINEERING:

o  An Encroachment Permit or License Agreement must be obtained from the City for any projections into the right of
way or crossing of a public utility easement, prior to submittal of construction documents for building permit.

e Maintain a minimum clear distance of twenty-four (24) feet between the sidewalk level and any overhead structure.
Underground utilities except high-voltage transmission line unless project inserts a structure under the transmission
line.

e Coordinate site layout with Utility provider(s) to provide adequate access easement(s).

Clearly indicate property lines, the dimensional relation of the buildings to the property lines and the separation of
the buildings from each other.

o Verify location of any easements, or property restrictions, to ensure no confiict exists with the site layout or

foundation design.
100 year onsite retention required for this property, coordinate design with requirements of the Engineering
Department.

SOLID WASTE SERVICES:
e Enclosure indicated on site plan is exclusively for refuse. Construct walls, pad and bollards in conformance with
standard detail DS-116 or DS-118.
o Contact Public Works Sanitation Division to verify that vehicle maneuvering and access to the enclosure is
adequate. Refuse staging, collection and circulation must be on site; no backing onto or off of streets, alleys or
paths of circulation.
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« Develop strategy for recycling collection and pick-up from site with Sanitation. Roll-outs may be allowed for
recycled materials. Coordinate storage area for recycling containers with overall site and landscape layout.

e Gates for refuse enclosures are not required, unless visible from the street. If gates are provided, the property
manager must arrange for gates to be open from 6:00am to 4:30pm on collection days.

PARKING SPACES:

o Verify conformance of accessible vehicle parking to the Americans with Disabilities Act and the Code of Federal
Regulations Implementing the Act. Refer to Building Safety ADA Accessible Parking Spaces Marking/Signage on
Private Development details.

o At parking areas, provide demarcated accessible aisle for disabled parking.

e Distribute bike parking areas nearest to main entrance(s). Provide parking loop/rack per standard detail T-578.
Provide 2-0" by 6'-0" individual bicycle parking spaces. One loop may be used to separate two bike parking
spaces. Provide clearance between bike spaces and adjacent walkway to allow bike maneuvering in and out of
space without interfering with pedestrians, landscape materials or vehicles nearby.

ZONING AND DEVELOPMENT CODE:

o Specific requirements of the Zoning and Development Code (ZDC) are not listed as a condition of approval, but
will apply to any application. To avoid unnecessary review time and reduce the potential for multiple plan check
submittals, become familiar with the ZDC. Access the ZDC through www.tempe.gov/zoning or purchase from
Community Development.

LIGHTING:
o Design site security light in accordance with requirements of ZDC Part 4 Chapter 8 (Lighting) and ZDC Appendix E
(Photometric Plan).
« Indicate the location of all exterior light fixtures on the site, landscape and photometric plans. Avoid conflicts
between lights and trees or other site features in order to maintain illumination levels for exterior lighting.

LANDSCAPE:

e Prepare an existing plant inventory for the site and adjacent street frontages. The inventory may be prepared by the
Landscape Architect or a plant salvage specialist. Note original locations and species of native and “protected”
trees and other plants on site. Move, preserve in place, or demolish native or “protected” trees and plants per State
of Arizona Agricultural Department standards. File Notice of Intent to Clear Land with the Agricultural Department.
Notice of Intent to Clear Land form is available at www.azda gov/ESD/nativeplants.htm . Follow the link to
“applications to move a native plant” to “notice of intent to clear land”.

SIGNS: Separate plan review process is required for signs in accordance with requirements of ZDC Part 4 Chapter 9 (Signs).
Refer to www.tempe.gov/signs.

DUST CONTROL: Any operation capable of generating dust, include, but not limited to, land clearing, earth moving,
excavating, construction, demolition and other similar operations, that disturbs 0.10 acres (4,356 square feet) or more shall
require a dust control permit from the Maricopa County Air Quality Department (MCAQD). Contact MCAQD at
http://www.maricopa.gov/ag/.

HISTORY & FACTS:

2151 E. Apache Boulevard

1958-1986 Property record cards show various permits and inspections for Motel Collett motel and trailer
park.

July 23, 1986 Occupancy changed from R-3 Residence to B-2 Office.

November 22, 2004 Board of Adjustment approved a Use Permit o allow a vehicle sales and rental business for
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TRISON (BA040211), located at 2151 E. Apache Blvd.

2163 E. Apache Boulevard
1962-1963 Property record cards show various permits issued for Painted Desert Mobile Homes, Inc. and
Shake & Steak, located at 2163 and 2177 E. Apache Blvd.

2165-2169 E. Apache Boulevard
November 11, 1981 Board of Adjustment approved a Use Permit to allow a used car sales/auction facility for TRI CITY
AUTO CENTER (A-81-11.6), located at 2165 E. Apache Blvd.

July 25, 1984 Board of Adjustment approved a Use Permit to operate a motor vehicle sales facility for LONE
STAR AUTO SALES (A-81-11.6), located at 2165 E. Apache Blvd.

April 24, 1985 Board of Adjustment approved the request to modify a condition stipulated as part of the Board of
approval of a Use Permit approved on July 25, 1984 for LONE STAR AUTO SALES (A-81-11.6),
located at 2165 E. Apache Bivd.

April 1, 1987 Design Review Board approved the request for signage by G AND G AUTO BROKERS (DR-
87.52), located at 2165 E. Apache Bivd.

April 23, 1987 City Council approved the request to appeal the Design Review Board conditions #7 and #9 for G
AND G AUTO BROKERS (DR-87.52), located at 2165 E. Apache Bivd.

February 24, 1988 Board of Adjustment approved a Use Permit to allow an automobile car auction facility for G AND
G AUTO BROKERS (A-87.11-11), located at 2165 E. Apache Blvd.

August 19, 2003 Hearing Officer approved a Use Permit to allow the sale of recreational vehicles, trailers, and
automobiles for THE AUTO OUTLET OF ARIZONA INC. d.b.a. ACTION AUTO BUYERS INC.
(BA030185), located at 2165 E. Apache Blvd.

2177 E. Apache Boulevard
October 6, 1971 Design Review Board approved a sign for LUVIES MEXICAN KITCHEN (DR-71.81), located at
2177 E. Apache Blvd.

February 7, 1973 Design Review Board approved a sign for ROSITA'S MEXICAN KITCHEN (DR-71.81(a)), located
at 2177 E. Apache Blvd.

2181-2183 E. Apache Boulevard

1958-1968 Property record card shows permits issued for RIVERS BOAT MART - MCDONALD CAMPER
KITS.
December 16, 1968 Board of Adjustment approved a variance to extend a non-conforming use to construct a service

shop and showroom addition (A-68.12.3) at 2183 E. Apache Blvd.

November 18, 1971 Board of Adjustment approved a variance to extend a non-conforming use at 2181-2183 E.
Apache Blvd.

ZONING AND DEVELOPMENT CODE REFERENCE:

Part 5, Chapter 6, Transportation Overlay District

Section 6-304, Zoning Map Amendment

Section 6-305, Planned Area Development (PAD) Overlay districts
Section 6-306, Development Plan Review
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METRO 101
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SUMMARY

Meyer Development & Construction Services, Ltd is proposing to re-develop the 4.31 acres
of land located on the southwest corner of Apache Boulevard and Price Road, just west of
the Loop 101 freeway as highlighted in blue on the image below:

The proposed project would anchor the eastern end of the Apache Boulevard corridor and
further facilitate the ongoing transformation of this critical corridor that has long suffered
from deteriorating conditions. The site consists of both developed and vacant parcels (APNs:
133-02-003B, 133-02-002A, 133-02-004B, 133-02-005A,, 133-02-008, and 133-02-001A) in the
Commercial Shopping and Services (CSS) zoning district and within the TOD Overlay
(Corridor Area). The current existing use on the developed parcels is an auto storage and
rental facility which is incompatible with the TOD Corridor zoning district. The existing
General Plan 2040 Projected Density is High Density (up to 65 du/ac) and the General Plan
2040 Projected Use is Mixed-Use.

ZONING DISTRICT: COMMERCIAL SHOPPING AND SERVICES (CSS) (TOD)
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GENERAL PLAN 2040 DENSITY: HIG GENERAL PLAN 2040 USE: MIXED-USE

Mixed
Use

Meyer Development is requesting a Zoning Map Amendment from CSS (TOD) to MU-4
(TOD), a Planned Area Development Overlay in order to set the development standards in
the MU-4 District, and a Development Plan Review through the formal submittal process.

Meyer Development is proposing to construct a mixed-use project that would comprise of

three buildings ranging from 4 to 5 stories containing 202 multifamily residential units and

2,269 square feet of mixed uses. The requested density is 47 dwelling units per acre and the
residential component of the project would offer a variety of studio, one- and two-bedroom
plans types providing new, much needed workforce housing within this area of Tempe and
in the Apache Boulevard Redevelopment Plan area.
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ZONING MAP AMENDMENT

Meyer Development is requesting a Zoning Map Amendment for its proposed Metro 101
project from Commercial Shopping and Services (CSS) to High Density Mixed-Use (MU-4).
We believe that this is an appropriate zoning category for these parcels as the General Plan
2040 Projected Use is Mixed-Use and the General Plan 2040 Projected Density is High,
allowing for up to 65 dwelling units per acre. The Metro 101 development is proposing
approximately 47 dwelling units per acre, which requires an amendment to the zoning
category, from CSS to MU-4. Additionally, the amendment to the zoning category is in
conformance with the voter approved General Plan 2040:

LAND USE AND DEVELOPMENT

LAND USE GOALS

Metro 101 will fulfill some of the Land Use and Development goals set in the General Plan

2040 as follows:
LUj: Establish development of multiple hubs with higher density cores serving the
surrounding neighborhoods as its mixed-use urban activity center.
The Metro 101 development will meet this Land Use goal by providing high
density housing in an underdeveloped part of the city on what are currently a
number of vacant or underdeveloped lots. The location of Metro 101 will
provide new residents access to the Valley Metro light rail and the Price 101
Freeway without driving additional traffic into the TOD. Additionally, the
proposed development will also feature shade structures both on the building
and over the sidewalk along Apache Boulevard which will create walkways that
are shaded and conducive to pedestrian and bicycle use.

LU:: Promote land use patterns that encourage long-term sustainability.

The six underdeveloped infill parcels making up the Metro 101site will be
redeveloped into a mixed-use residential community that also provides 2,269
square feet of commercial or office space. The development will encourage
alternative behaviors by its residents that will be less reliant on automobile
usage. Some residents will take advantage of the on-site services provided by the
tenants of the mixed-use space. Other residents will use the Valley Metro light
rail due to the close proximity of the Price Road station and, as other properties
are also redeveloped to TOD standards, Metro 101’s residents will increase
pedestrian activity within its neighborhood through linked networks of shaded
sidewalks along Apache Boulevard.

LUy Encourage a balanced community with a diversity of uses and employment
opportunities.

Metro 101 will support this goal by developing parcels of land that have been
vacant or underdeveloped. Also, by constructing the mixed-use project, Meyer
Development will be able to offer employment opportunities and future
neighborhood services that will aide in creating a more balanced community. By
locating residents within close proximity to light rail and freeway transportation
infrastructure and neighborhood services, Metro 101’s residents will support the
ongoing use of these assets as well as supporting other nearby local businesses.
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LUs: Promote compact, efficient infill development.,

The development of Metro 101 fulfills this Land Use Strategy by allowing for an
infill development which provides much needed workforce housing at this
prominent location within the Apache Boulevard corridor. The density
proposed is what is allowed by the General Plan 2040 Density Map and put
residents close to multi-model transportation options.

LUs: Promote neighborhood enhancement and livability.

As an anchor to Tempe’s eastern end of Apache Boulevard, Metro 101 will help
revitalize this section of the corridor through its own extensive improvements
and by encouraging further re-development in what has been a long overlooked
area. Additionally, providing new commercial opportunities within the
development will benefit neighboring residents while placing new residents
within walking distance of alternative transportation options will support the
investment in this infrastructure. Revitalizing these parcels is an important step
to promoting reinvestment and livability within this neighborhood.

LUjg: Ensure that new development will be consistent with general plan goals and
objectives.

The proposed Metro 101 development is consistent with both the General Plan
2040 Use and Density. Additionally, Metro 101 will help the City of Tempe
achieve many goals and objectives in the General Plan 2040.

COMMUNITY DESIGN GOALS
CDy: Create recognizable and usable “places”.
Metro 101 will ensure this goal by using landscaping, shading and building
design to make Apache Boulevard a more walkable and bikable urban
environment. The proposed landscaping, pedestrian amenity areas and shade
structures will enhance what is now a barren section of Apache Boulevard and
also provide much needed shade for alternative transportation users.

CD,: Encourage and enhance pedestrian movement.

The development of the currently underutilized and mostly vacant parcels for
the Metro 101 project will also develop a pedestrian friendly environment in the
Transportation Overlay District (TOD).

As the image above shows, the pedestrian environment along Apache Boulevard
is currently inhospitable, barren and unshaded. Metro 101 will feature many
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different tree and plant species — Chinese Elm and Chaste Tree will be placed
along Apache Boulevard to create shade and the buildings will also feature
protruding shade structures that will help shelter pedestrians from the sun. By
creating a pedestrian friendly environment along Apache Boulevard, the Metro
101 development will encourage people to walk, be more physically active and
lead healthier lifestyles.

CD;: Encourage mixed-use designs.

The Metro 101 development will be a mixed-use development, consistent with
the General Plan 2040 Land Use map. The site is in the TOD - this allows for
flexible setback standards along Apache Boulevard. Metro 101 will feature
between six foot and twelve foot building setbacks on Apache Boulevard and
ground floor retail or office and residential uses. These elements are essential in
creating an interesting pedestrian realm and are appropriate for the mixed-use
zoning district.

NEIGHBORHOOD PRESERVATION AND REVITALIZATION GOALS
NP;: Promote neighborhood maintenance and enhancement.
The proposed Metro 101 development will be located in the Apache Boulevard
Redevelopment Plan Area as shown below as a yellow star on the map:

- Apache Bivg
Redevelopment Area

1 University | MHayden Butte
' Redevelopment Area

Potential Revitalization Areas
® B ®industniat
& = ¥ Revitalization Area

& & @ Priest Drive
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& « ¥ Revitalization Area
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l"'t

¥
ache Blvd
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& = § Revitalization Area

Metro 101 is consistent with the goals set forth in the Apache Boulevard
Redevelopment Plan. The redevelopment of these barren parcels is a significant
effort in reinvestment and redevelopment of an area that has been long
overlooked. While providing additional residents and neighborhood services,
the residents living within Metro101 will also help to sustain other local
businesses and the Valley Metro light rail system as well as creating a pedestrian
safe and comfortable environment along this portion of Apache Boulevard.

Metro 101 will directly follow the initiatives and objectives set by the Apache
Boulevard Redevelopment Plan. The Metro 101 project is located in ZONE
TWO of the Redevelopment Area, north of Wildermuth Avenue, west of Price
Road. As prescribed by the Redevelopment Plan, many parcels along Apache
Boulevard are vacant and should “...be combined with adjacent property co
create more developable parcels of land.” This is the case of the Metro 101
project — the parcels will be combined with a plat in order to assemble a larger,
more usable lot. Additionally, the site is in the “MULTI-FAMILY ZONE”
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which calls for additional residential units on Apache Boulevard and the
creation of pedestrian corridors. Metro 101 will provide both of these by the
nature of the mixed-use building and the addition of landscaping along Apache
Boulevard.

EcoNOMIC DEVELOPMENT

GROWTH AREA ELEMENT
RC;: Focus mixed use development near rail investments to support reduced
transportation costs for residents and, in turn, produce increased transit ridership.
The Metro 101 mixed-use project is appropriate for this location and helps the City of
Tempe meet this objective by being located on the Valley Metro light rail, less than
1,000 feet from the Apache Boulevard and Price Road rail station.

RC;: Create a walkable community enhanced by rail transit.

The street level experience of Metro 101 will create a shaded, walkable and
bikable environment by providing shade structures, pedestrian amenity areas,
lush landscaping and pedestrian scaled architecture. The design of the buildings
and their placement as well as the choice of landscaping materials will also
conform to Crime Prevention Through Environmental Design (CEPTD). This
helps ensure safety of pedestrians and residents near and on the property.
Overall, Metro 101 will be a well shaded and safe place for pedestrians and
residents.

CoOST OF DEVELOPMENT ELEMENT
COD;: Encourage development that does not exceed planned infrastructure or service
capacity.
The development of Metro 101 will not require a General Plan Use or Density
amendment — this indicates that the density of Metro 101, 47 dwelling units per
acre, has been expected on these parcels. To further satisfy this objective, Meyer
Development will pay the applicable City of Tempe development fees outlined
in the Tempe City Code.

CIRCULATION

PEDESTRIAN AND BIKEWAY ELEMENT
PNy Increase pedestrian accessibility and enhance the pedestrian environment with
engaging and interesting experiences for pedestrians.
Metro 101 has presented an engaging and interesting street frontage plan along
Apache Boulevard. Pedestrians and bicyclists will enjoy a detached sidewalk that will
provide a landscape buffer from vehicular traffic as well as shade from numerous
Evergreen Chinese Elm and Chaste trees that will front Apache Boulevard. Other
landscaping along Apache will include Trailing Rosemary, Purple Lantana, Ground
Morning Glory and pots that will contain succulents. The frontage of the building will
also house bike racks and the retail/commercial portion of the mixed-use development
will front Apache Boulevard. On the eastern portion of the Metro 101 property,
pedestrians will be shielded from vehicular traffic on Apache by a four-foot landscape
strip that will comprise of the Evergreen Chinese Elm street trees, Thundercloud Texas
Sage, Damianita Daisy, Autumn Sage and Purple Trailing Lantana. The frontage and
small setback of Metro 101 has been designed to encourage pedestrian and bicycle use
for both residents of the development and the city as a whole.
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TRAVELWAYS ELEMENT
TW;: Establish guidelines that enhance the land use and transportation connection.
Metro 101 will help the city meet the Travelways Goal by helping to revitalize this
area of Apache Boulevard which is not only a significant arterial street, but also a
prominent entryway into the City of Tempe from the 101 Freeway with mixed uses,
increased pedestrian traffic and enhanced landscaping. Along Apache Boulevard, the
General Plan 2040 suggests that the entryways/gateways to the City be improved with
landscaping and streetscape aesthetics, which Metro 101 proposes to do by improving
the streetscape along its boundaries. Metro 101 will create a unique, shaded
environment consisting of shade trees, a detached sidewalk, and architectural features
incorporated into the its building facades which will implement the requirements of
the TOD while increasing the appeal of Apache Boulevard.

PUBLIC FACILITIES AND SERVICES

SAFETY ELEMENT
FP;: Prevention of fires and other emergencies through an effective fire code development
and management program.
In order to develop the subject parcels for the Metro 101 project, the existing and
vacant buildings on the site will be demolished and three new, fire code approved
buildings will be constructed. The new buildings will conform to the City of Tempe
adopted Building Safety Code and International Fire Code, in addition to other
building codes required by the City. The redevelopment of the lots into the Metro 101
property will help minimize fire and safety hazards as old, out of date buildings and
uses are replaced with the new development and code conforming construction.

APACHE CHARACTER AREA PLAN

The Metro 101’s design takes into consideration the essential characteristics promoted by the
Apache Character Area Principles. The goal of this project is to provide high quality
workforce housing. The Apache Character Area is not prescriptive, rather it provides a
number of guiding principles to be incorporated into new projects. Given the objective that
Metro 101 provide high quality work force housing as well as some of the limiting
characteristics of the property, some items suggested in the Apache Character Area Plan
have not been implemented due to practical limitations or cost concerns. Nevertheless, many
of the Apache Character Area Plan Principles are being met as follows:

2: Landscape Treatment

The Historic Plant Palette in the Apache Character Area Plan has been used to guide
the landscaping decisions in both the interior and exterior of the site. The plantings in
particular within the new planting strips separating the sidewalk from Apache
Boulevard will include the Chinese Evergreen Elm and the Chaste Tree — both which
will provide visual variation and interest but also, and more importantly, shade. The
site will also feature the Japanese Loquat, various Citrus species and the Sweet
Acacia, all suggested trees for the Apache Character Area Plan. Additionally, the
proposed shrubs include Bougainvillea, Agave, Japanese Privet, Queen’s Wreath,
Boxwood, Daisies and Rosemary. These plant palette choices, along with other plants
that will be on the Metro 101 site, can help promote plant biodiversity through
landscaping. The plant palette as a whole will be consistent and contain flowering
trees, shrubs and ground cover which the Apache Character Plan suggests will foster
community identity in the Apache area.
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3: Shade [Natural + Structural]

The Metro 101 development will be in conformance with this Apache Character Area
Plan principle. Incorporating architectural metal shade elements into the building
design as well as extensive landscaping along Apache Boulevard will provide
welcomed shade at the pedestrian level. Additionally, the windows for the residential
units will incorporate awnings to aid in shading unit interiors from the afternoon sun.

Although the site will be located in the TOD Corridor, there is presently little to no
landscaping on the subject parcels. The development of Metro 101 will greatly
improve the pedestrian experience along Apache Boulevard as well as the streetscapes
along both Apache Boulevard and Price Road. Shown below are the current
conditions of Apache Boulevard vs the proposed landscaping and shade:

7: Streetscapes: Streets as Open Space

The Apache Boulevard streetscape in the area of this site is currently an
underdeveloped and underutilized pedestrian opportunity. As part of the Metro 101
construction, Apache Boulevard will be enhanced with a detached sidewalk along a
substantial portion of the project’s frontage creating an extensive landscape buffer
between pedestrians and traffic in order to create a safer and more pleasant
environment for all users. Additionally, pedestrian amenity areas featuring upgraded
hardscape, potted plants, benches, bicycle parking, and shade trees have been planned
at the building entries along Apache Boulevard. These features will help meet the
Apache Character Area Plan goal of providing a variety of active and social functions
and activate previously fenced off and inaccessible open space.

11: Pedestrian Scale

Metro 101 has been designed to welcome and create interest for pedestrians. The
projects architecture incorporates materials such as honed ground faced masonry and
features such as floor to ceiling storefront glazing, two story windows and architectural
metal elements along with change in planes and coloration to create a pedestrian scale
and interest along Apache Boulevard. The masonry alternates between the glass in
columns of varying widths and of varying heights to create rhythm and additional
horizontal bands of masonry have been added, interspersed with the residential
balconies to create negative space and relief within the buildings’ facades. Metal
balcony railings and window awnings also provide opportunities for accent coloration
to enliven the buildings. The 2,269 square feet of commercial / retail / office space
that will open onto and front Apache Boulevard and will be articulated with enhanced

9
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hardscaping, potted plants, benches, bicycle parking and shade trees creating
meaningful pedestrian amenity areas. All combined, these design elements support
uses that will energize street activity, ground floor activity and shade pedestrians,
inviting more interest and pedestrian movement.

10
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PLANNED AREA DEVELOPMENT OVERLAY

1. The development fulfills certain goals and objectives in the General Plan, and the principles and
guidelines of other area policy plans. Performance considerations are established to fulfill those

objectives;

The standards proposed for the Metro 101 development are in conformance with both the
General Plan 2040 Projected Use and Projected Density as well as the City of Tempe’s TOD
Option B standards. The General Plan 2040 Projected Land Use is Mixed-Use and the
General Plan 2040 Projected Density is High, which allows for up to 65 dwelling units per
acre. The table below summarizes Metro 101’s conformance to these standards. The
proposed development will include 2,269 square feet of office/retail space that will be broken
up into two locations, both fronting Apache Boulevard. Metro 101 will also include 202
dwelling units (291 bedrooms) on approximately 4.3 acres, resulting in a density of 47
dwelling units per acre. The proposed density with this unit mix is well below the General

Plan 2040 allowed density of 65 dwelling units per acre.

Metro 101 - MU-4 PAD (TOD

CSS (TOD Corridor) Coridor)
Building Height 35 Feet 60 Feet
Lot Coverage 75% Maximum 26.52%
Landscape Coverage 25% Minimum 19.36%
Density 25 DU/AC 47 DU/AC
# of Units - 202
Vehicle Parking Spaces 264 Required 274 Provided
Bicycle Parking Spaces 195 Required 196 Spaces Provided
Setbacks:
Building Front 0 Feet 8'-3"
Parking Front 20 Feet 20’
Building Side (East) 0 Feet 127°-8"”
Building Side (West) 0 Feet 138°- 8”
Building Rear 0 Feet 68’ -10"
Parking Side (East) 20 Feet 22°
Parking Side (West) NA 51 -9~

i |
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2. Standards requested through the PAD Overlay District shall take into consideration the location and
context for the site for which the project is proposed;

The standards proposed for the Metro 101 development are in conformance with both the
General Plan 2040 Use and Density maps. The project’s proposed PAD standards are
appropriate for the site’s location. The Apache Boulevard Redevelopment Plan outlined this
area for transit oriented development that ties underutilized, vacant lots together into larger
site, which is what Metro 101 is proposing to do. The height, density, number of units and
proposed vehicular and bicycle parking are also appropriate due to the site’s location on the
Valley Metro light rail and the Price 101 Freeway. Although the site is close to the light rail,
it is still miles from Downtown Tempe or Downtown Mesa — a majority of the residents
living in this development will still require cars and the vehicular parking spaces provided
will allow for residents to access school, work and neighborhood services by using the
freeway.

The rezoning of the site from CSS to MU-4 is also an appropriate measure in order to meet
the density and uses specified in the General Plan 2040. Due to several site constraints, CSS
zoning for this site is not an appropriate category, allowing for only 20 dwelling units per
acre which is not in conformance with General Plan 2040 Projected Density of High. By
rezoning the site to MU-4, we are also required to create a PAD Overlay, to establish zoning
standards. These standards are listed in the table above, along with the CSS (TOD Corridor)
for comparison purposes.

3. The development appropriately mitigates transitional impacts on the immediate surroundings.

The site for Metro 101 is situated on the southwest corner of Apache Boulevard, a main
arterial transportation corridor that includes the Valley Metro light rail line and on Price
Road, which serves as a southbound frontage road to the 101 Freeway. The surrounding
property include the 101 Freeway to the east, Circle K and a new, high-density, low income
residential project directly across Apache Boulevard, a few single-family residential parcels
and a multi-family development to the south and the Haji-Baba Wholesale Food
Distribution store directly to the west. It should be noted that many of the single-family
residential parcels to the south are either non-owner occupied, are vacant or unoccupied.
The site will feature approximately ten foot setbacks on Apache in conformance with the
TOD’s maximum setback requirements allowing residents to easily access Apache
Boulevard and the Valley Metro light rail. The eastern building setbacks are much larger to
mitigate the noise associated with the freeway and the building setbacks to the west and
south are also generous to reduce any potential adverse impact on the neighboring uses.

12
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DEVELOPMENT PLAN REVIEW

Metro 101 will conform to the following standards of the Zoning and Development Code
Criteria, Section 6-306D as follows:

1. Placement, form, and articulation of buildings and structures provide variety in the streetscape;

The placement of the buildings on the site provide variety while also seeking to comply with
the City’s TOD maximum setback, standards encouraging building presence along Apache
Boulevard. The three buildings are of different heights ranging from fronting 56-feet to 60-
feet along Apache Boulevard and a third building, which faces east, that will be
approximately 49 feet tall. Instead of one massive building, Metro 101 features three
buildings that allow for variety, enclosure for the central resident amenity space and to
accommodate the limited vehicular circulation access points on the site. The resulting effect
creates form and articulation variety in the streetscape. These elements, along with varied
materials, colors and extensive landscaping will create an interesting and attractive presence
which will be seen along both Apache Boulevard and Price Road.

2. Building design and orientation, together with landscape, combine to mitigate heat gain/retention
while providing shade for energy conservation and human comfort;

The development has been oriented to maximize the building frontage along Apache
Boulevard while also providing appropriate separation from the freeway. The northern and
southern faces of the building are larger and longer and consequently will have less sun
exposure than the eastern and western sides of the building, which are shorter in part due to
the site’s shallow depth. The eastern and western facades of the buildings will be shaded by
Desert Willow trees and Fan Tex Ash trees, both of which will help block direct sun and
heat. The buildings will also feature energy efficient dual pane, low-e tinted windows with
awnings to reduce heat gain from the afternoon sun as well as to add visual interest.

3. Materials are of a superior quality, providing detail appropriate with their location and function
while complementing the surroundings;

The project’s architecture incorporates accent materials such as honed ground faced masonry
and features such as floor to ceiling storefront glazing, two story windows and architectural
metal elements along with changes in planes and coloration to create variation and interest.
The masonry alternates between the glass in columns of varying widths and of varying
heights to create rhythm and additional horizontal bands of masonry interspersed with the
residential balconies create negative space and relief within the buildings’ facades. Metal
balcony railings and window awnings also provide opportunities for accent coloration to
enliven the buildings.

Additionally, the honed ground faced masonry will used for solid screen walls and view
fencing along the project’s northern and eastern perimeter.

4. Buildings, structures, and landscape elements are appropriately scaled, relative to the site and
surroundings;

The Metro 101buildings are proposed to be four and five stories in height. The surrounding
uses are varied yet going through change. A large four story affordable housing complex is
under construction on the north side of Apache Boulevard at 2148 East Apache Boulevard
and the Tempe City Council recently approved the Eastline Village complex — a seven story
mixed-use development on the same side of Apache Boulevard as Metro 101, at 2025 East
Apache Boulevard. The Price 101 Freeway and the uses directly south are single family

13
ATTACHEMENT 15



residential along Wildermuth Drive, although some of these residences are currently vacant.
The Metro 101 is located along the northern portion of the parcels, on Apache Boulevard to
not only provide separation from the single family uses to the south but to also provide
residents easy access to the Valley Metro light rail.

The proposed landscaping elements will also be appropriately scaled for a four to five story
building. Metro 101 will be 60 feet in height. The proposed street trees along Apache
Boulevard, the Chinese Elm Evergreen, which can grow to be approximately 40 to 50 feet
tall and the Chaste Tree can grow to approximately 25 feet tall have variation and will be
relative to both the building scale and pedestrian scale of Apache.

5. Large building masses are sufficiently articulated so as to relieve monotony and create a sense of
movement, resulting in a well-defined base and top, featuring an enhanced pedestrian experience at and
near street level;

Metro 101 will use a variety of colors including blue, brown, tan, blue, white and gold to
create a detailed and interesting building. The ground floor on the northern elevation will
also feature floor to ceiling glass windows at the mixed-use retail/office portion of the
building and regular windows on every floor of the building to relieve monotony and help
define the base and top of the building. The building will also have balconies on the second,
third, fourth and fifth floors with brown railings and different color setback walls in brown,
tan, blue and white. The facade of the building, facing Apache Boulevard will feature
Trendstone masonry in the finish Ground Face and color Black Mountain for columns that
will help relieve building monotony. This material will also frame some of the ground floor
windows and some sections of second floor balconies and walls. Finally, the buildings will
vary in height from 55 feet to 60 feet and have metal shade awnings to define the top.

6. Building facades provide architectural detail and interest overall with visibility at street level (in
particular, special treatment of windows, entries and walkways with particular attention to
proportionality, scale, materials, rhythm, etc.) while responding to varying climatic and contextual
conditions;

Metro 101 has been designed with much architectural detail and interest. The street level of
the development features a mixture of textures and materials including storefront glazing,
stucco, architectural metal details and masonry and a variety of colors, including Dunn
Edwards Abstract White, Muslin, Calico Rock, Spirit Mountain, Deepest Sea, etc. Portions
of the frontage of the building will have two levels of glass windows and other portions of the
frontage will include windows, masonry columns and setbacks. The fronts of the buildings
facing Apache Boulevard will also provide articulated building entrances for the mixed uses
and pedestrian amenity areas will complement these entry points through the use of
hardscape materials, trees and pots that will have succulents planted in them. The gated
building entry to the west will also be framed by date palms which will add variation in
height and the ground at different areas of the site will feature concrete pavers to add texture
and color.

7. Plans take into account pleasant and convenient access to multi-modal transportation options and
support the potential for transit patronage;,

The Metro 101 site is located at the corner of Apache Boulevard and Price
Road/101Freeway on the Valley Metro light rail line in the Transportation Overlay District
Corridor Area. The construction of the site will include a variety of street improvements
along Apache Boulevard including detaching a significant section of the sidewalk along
Apache Boulevard to allow for an extensive landscape buffer that will increase the comfort
of pedestrians and bicyclists along Apache Boulevard both to and from the light rail stop,

14
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less than 1,000 feet from the development. These improvements on the northern portion of
the site will also include building entries off of Apache Boulevard for the mixed use elements
that will be enhanced with added shade, hardscape materials and pedestrian amenities such
as potted plants, benches and bicycle parking.

8. Vehicular circulation is designed to minimize conflicts with pedestrian access and circulation, and
with surrounding residential uses,

The vehicle circulation has been planned as to minimize conflicts with pedestrians and
cyclists. Vehicles can only access the site from one right-in, right-out entrance on Apache
Boulevard and one right-in and right out entrance on Price Road. In addition, the landscape
buffer created by the detached sidewalk will create a greater sense of safety for pedestrians
using the sidewalk along Apache Boulevard. In a coordinated effort with ADOT, the
property’s Price Road frontage will include new sidewalk and right turn land to reduce
vehicular conflicts with the high-speed traffic using the freeway frontage road as well as
minimizing potential conflicts with the driveway service the adjacent property to the south.
From those two access points, cars can only drive on the perimeter of the property, keeping
vehicles and pedestrians separated.

9. Plans appropriately integrate Crime Prevention Through Environmental Design principles such as
territoriality, natural surveillance, access control, activity support, and maintenance;

The landscape and building plans will appropriate integrate Crime Prevention Through
Environmental Design principles. The building will feature ground floor windows to provide
surveillance opportunities and the landscaping on the front of the building along Apache will
not include tall

10. Landscape accents and provides delineation from parking, buildings, driveways and pathways;
The landscaping has been specifically chosen and designed to help block the negative effects
of traffic on the site. The Metro 101 buildings are located on the corner of two arterial
streets, Apache Boulevard and Price Road, which is also adjacent to the 101 Freeway. The
landscaping that will separate residents from Apache Boulevard include a landscape border
between the sidewalk and the street and an additional landscape border between the
sidewalk and the building as shown in the image below:

2 1 K see plant scneaue
(2) bicycle racks Apache Boulevard

Sidewalk L L1l
Sidewalk Sidewalk

The landscaping along Apache Boulevard will include both the Chaste Tree and Evergreen
Chinese Elm tree and shrubs and groundcover such as Purple Trailing Lantana, Damianita
Daisy and Autumn Sage. The entrances of Metro 101 will be flanked by potted succulents
and Chaste Trees in order to provide an interesting, delineated access way. The pathways at
the interior of the three buildings will include Crape Myrtle trees, Japanese Loquat trees and
the Desert Willow (Cultivar). Most of the sidewalks will be separated from the buildings by
these trees which will help with wayfinding and delineation.

15
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11. Signs have design, scale, proportion, location and color compatible with the design, colors,
orientation and materials of the building or site on which they are located; and

The signs for the building will be of similar design and color to the building and will have
scale and location appropriate for the location on Apache Boulevard.

12. Lighting is compatible with the proposed building(s) and adjoining buildings and uses, and does not

create negative effects.
The lighting will be compatible with the proposed buildings and adjoining uses. The lighting

will not create any negative effects.
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H UELLMANTEL
A FFILIATES
PO Box 1833, ']'empe. A7 B5280-1833

November 14, 2016

Karen Stovall

City of Tempe

31 East Fifth Street
Tempe, Arizona 85281

RE: Meyer Development — Metro 101 — TOD Option B

Karen,

As you know, we represent Meyer Development & Construction Services, Ltd. on their recent
submittal, SPR16080, located at 2177 East Apache Boulevard on the southwest corner of Apache
Boulevard and Price Road. This project is currently zoned Commercial Shopping and Service in the
Transportation Overlay District Corridor Area (CSS TOD Corridor) and we have submitted a
rezoning application to change the zoning designation to Mixed-Use, High Density in the
Transportation Overlay District Corridor with a PAD Overlay (MU-4 PAD TOD Corridor).

Section 5-603.B of the City of Tempe Zoning and Development Code states that new development
should meet the requirements of the TOD through a variety of options. We believe that Metro 101
qualifies for Option B (Section 5-603.B.2):

“Option B: Submitting and receiving approval for a project that generally conforms to the intent
of the Transportation Overlay District as outlined in the purpose and objectives in Section 5-601
of this Chapter, while not meeting the literal standards of this Chapter. General conformance to
the intent of this Chapter shall be determined through the development plan review process
defined below:

The Applicant provides the Development Services Manager or designee a written letter
requesting Option B. The letter should describe how the objectives in Section 5-601 and the
pedestrian environment in Figure 5-612F are being met by the proposed development project.
The letter must specify what deviations from the Overlay District standard(s) are being requested
and how equivalency is being achieved...”

Metro 101 generally conforms to the intent of the TOD and has been designed to fully
encompass the TOD development standards on the northern portion of the project, along
Apache Boulevard. The site, though, presents a challenge on the eastern side due to the fact
that it runs directly adjacent to Price Road, which is the frontage road to the 101 Freeway.
The significant increase in noise, traffic, and traffic speed on Price Road, coupled with the
decrease in pedestrian amenities both north and south of our site on Price make this road
inappropriate for TOD development standards. It is also relevant to point out that Price Road
1s an ADOT controlled street and their belief is that the vision of Price Road being a hub of
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pedestrian activity would be incompatible with the utilitarian nature that Price Road serves
largely due to safety concerns as well as practical considerations.

Nevertheless, the Metro 101 project will conform to the six TOD specific objectives as listed in
Section 5-601 in the following ways:

L)
o

7
Loed

FPromote and develop livable and sustainable neighborhoods;

The Metro 101 development will help make the Apache Boulevard Corridor a more
livable neighborhood. As the site currently sits — a somewhat vacant and
underutilized group of parcels — neighbors do not have full enjoyment of the site.
The sidewalks are currently unshaded and have few amenities and there are no
neighborhood services or retail opportunities for pedestrians and residents. The
construction of Metro 101 will change the neighborhood by making it more
walkable, livable and sustainable by providing sidewalk improvements, retail and
commercial opportunities and an engaged, pedestrian friendly building
environment.

Promote and increase the use of alternative modes of transportation such as walking, bicycling,
carpooling, riding the bus or light rail,

The proposed location for Metro 101 will promote the use of alternative forms of
transportation such as walking, biking and using the light rail. The site is walking
distance to the Apache Boulevard and Price Road light rail station, which can take
residents to either west to employment and entertainment centers in Downtown
Tempe or Downtown Phoenix or east to Downtown Mesa. The site improvements
planned for the northern sidewalk along Apache Boulevard will also encourage the
use of alternative modes of transportation such as walking or biking.

Encourage a mix of uses and balance of densities and intensities within identified activity
areas accessible to alternative modes of transportation;

The Metro 101 project will support this objective by offering both retail/commercial
space and residential units within walking distance to the Valley Metro light rail.
The location will also offer ample bicycle parking for all residents and guests, which
will encourage bicycle transportation and feature well landscaped sidewalks both
within and surrounding the development, allowing and supporting pedestrian
activity.

Provide a quality of urban design (as defined within the standards) that attracts and
encourages pedestrian activity;

Metro 101 has been designed with much architectural detail, interest and quality.
The street level of the development features a mixture of textures and materials
including honed ground faced masonry, storefront glazing, stucco and architectural
metal details along with a variety of compatible colors, including Dunn Edwards
Abstract White, Muslin, Calico Rock, Spirit Mountain, Deepest Sea, etc. Portions
of the frontage of the building will have two levels of glass windows and other
portions of the frontage will include windows, masonry columns and setbacks. The
fronts of the buildings facing Apache Boulevard will also provide articulated
building entrances for the mixed uses and pedestrian amenity areas will complement
these entry points through the use of hardscape materials, trees and pots that will
have succulents planted in them. These urban design elements will create a variety
of visual interest and will also attract and encourage pedestrian activity.

Reinforce public investments and private development to achieve a compact form of
development conducive to walking, bicycling, and transit use,
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Metro 101 conforms the General Plan 2040 Projected Density and will have an
urban, compact form with 47 dwelling units per acre. The location and density will
promote walking, bicycling and transit use due to the proximity to the light rail and
the private investment in the redevelopment of the Apache Boulevard corridor. The
project will meet the TOD standards along the pedestrian, arterial street of Apache
Boulevard, including a protected bike lane on the eastern portion of the site, 8 foot,
3 inch building setbacks and retail and commercial uses that will draw people to the
development.

*,
.

Provide facilities that create a safe, accessible, comfortable and pleasant environment for
people; maintain safe access for automobiles and adequate parking and minimize conflicts
between vehicles and pedestrians.

The vehicle circulation has been planned as to minimize conflicts with pedestrians
and cyclists. Vehicles can only access the site from one right-in, right-out entrance
on Apache Boulevard and one right-in and right out entrance on Price Road. In
addition, the landscape buffer created by the detached sidewalk will create a greater
sense of safety for pedestrians using the sidewalk along Apache Boulevard as well as
a more aesthetically pleasing streetscape. In a coordinated effort with ADOT, the
property’s Price Road frontage will include a new sidewalk and right turn land to
reduce vehicular conflicts with the high-speed traffic using the freeway frontage road
as well as minimizing potential conflicts with the driveway service the adjacent
property to the south. From those two access points, cars can only drive on the
perimeter of the property, keeping vehicles and pedestrians separated.

The site will specifically deviate from the TOD setback standards (Table 5-611B) on the
eastern side of the development along Price Road. The TOD standards require the maximum
setback be set at twenty (20) feet. We feel that this standard is not a viable option for this
project due to the increase in noise and loss of privacy residents would be subject to if they
faced the 101 Freeway and were only 20 feet from the frontage road. In addition, we believe
the Price Road frontage will not effectively act as a pedestrian friendly corridor thus nullifying
the TOD’s reasoning for having buildings up close to street frontage property lines. We have
instead proposed buffering the residential buildings from Price Road/101 Freeway with
parking on that side of the site as well as implementing extensive landscaping which would
comprise of two rows of trees, one row of Sweet Acacia trees along Price Road and another
row Fan Tex Ash trees on the eastern front of the building and extensive ground landscaping
on both sides of the property fencing on Price Road to further provide an aesthetic buffer.

Please consider this our formal Option B request letter. I can be reached through email at
charles@huellmantel.com or at (480) 921-2800 for any further questions or to discuss this
request.

Sincerely,

-

o f
& N

Charles Huellmantel

ATTACHEMENT 21



| dvd

weas

133HS
¥3A0D avd
T
€291
TRRUINH qor
sy
IETE)
<43
g

L8259 ZV 3dN3L
QA8 3HOVAY LSV3 2412
L0l Od13N
HOS AVTHIAO LNIWIOT3ATA vIHY O3NNYId

‘s19331yasy

ORSRO RO

¢9¢09171d 6£50918d

4229103y

L¢c9103d

00b£-STE-209
1343l Ydasor 32e3u0D
8Z0S8 BUOZWY "XIUBOYd

TSOT ®UNS ““pAlIG Wwinjel N TTETT

PT ‘S82IAIBS UOIIINASUOD) B JuBWdojaAlq Jaks

Y3d013A30

i SOHVONYIS NOIS30 NN 51034
IOVATADD JavISONTT 11
FEVNIADD 107 DA IS TwA
WEETTET T

Ewnol ALEnag)

e Wi WG

CInC wia |

T3WINGI ALFNIQ NVl W IS

RN oN M YRR

DI0IAOHY OV

Q04 19w Sopus0D} OOL F-IN

Vv1va L03rodd

¢ INIWIHOVLLY

2¢9e09l1d

9oz T H0Avd SIHL NO 3dW3L 40
ALID FHL 30 UONNOD ALID ANY HOAVIN FHL A8 GIAOHddY
AVAOHddY

Qg1

00000071d

IWVAOYddY 40 SNOILIANOD

{ AVAMIIHS IDNHd /101 WS

Qvod AVMAavoYs ‘3

| OV0H D)1Hd 'S
YO XDOLNNIPW 'S

HO H3AIE 'S

"AATE IHOYAY 3

- aus _
133r08d

dVIN ALINIOIA 31IS

41 ‘saimuap aysedy
DT ‘SIUBWIS3AU] BAJRM] [3AST
1SNJ| Y2897 [ UBSNS PUE 3 SBWOYL

HINMO

6€9091Sd

S3IdX3 NOISSINIWNOD AW 2M89Nnd AHYLON

A8

T3S TYOI440 ONY ONYH AW 13S OLNNIH3H | '40393HM SSINLIM NI

"A3NIVINOD NIZH3HL
3S0ddNd IHL HO4 LINIWNHULSNI ONIODHOL IHL A2LNIIXT OHM ONY 'NIHLIM LNIWNLSNI
3HL OL Q38I¥ISENS S1 IWYN 3SOHM NOSHId 3HL 38 Ol J13SWIH 3903 TMONNIY

OHM "HIdOTIA3A / ¥INMO a3dYIddy ATIVNOSHId
‘QINDISYUIA0 FHL TN 3¥0438 9102 40 A¥a SIHHL NC
HIOYNVYIN TIVHEINID ‘sl

3iva ANENITH M3
A8

o1 'STANLNIA 3HOVIY

ININIDOATTMONAIV

STdIdX3 NOISSININOD AW aNgnd AYYLON

Ag

W3S TW2I440 ONY ANVH AW L3S OLNN3Y3H | 'JO3¥IHM SSINLIM NI

"O3NIYLINOD NIFY3HL
IS0dHNd IHL 204 LINFANYLSNI ONIODHOS 3HL 31ND3X3 OHM ANV ‘NIHLIM LNIWNHLSNI
3HL 0L a39140sans sl IWYN ISOHM NOSHId IHL 39 0L S13SWIH JIDATTMONXHOY

OHM 'd3d013A30 / ¥3aNMO Q3dv3ddv ATIVNOSHId
'0INDISHANO IHL 'SW FH0438 9102 40 AYQ SIHLNO
HIOWNYIN SLI

31va HOV3T 3 SYWOHL
-Ad

OT1'SINIWLSIANI IATIML 13ATT

1ININTOATTMONHIVY

S3MIdXT NOISSIAWOD AW ON8Nd AMYION |

‘A8

T3S WOI440 ANY ONYH AW L3S OLNNIYIH | 'J03HIHM SSINLIM NI

‘G3NIVINOD NIFH3HL
3S0d¥Nd FHL YO LNIJWNHULSNI ONIODHO IHL J2LNIIXT OHM ANV ‘NIHLIM LNIFWNELSNI
JHL 01 938I¥2s8NS S1 INYN ISOHM NOSHId JHL 38 OL J13SHIH A3D0ITMONADY

OHM '8340713A30 / ¥3NMO Q3vIddY ATTYNOSHId
‘QINDISHINO IFHL 'IW 60438 9402 ° 40 Ava SIHL NO
33isndl sl

31va HOY31 3 SYINOHL
‘Ag

ASNHL HOY3T M NYSNS ANV 3 SYIWOHL

INIWIOATTMONHNOV

YNOZIYY ‘'ALNNOD YdOOIHVYN ‘NYIAI43N ANV 3SYE ¥3IAIY L1vS ANV V11D IHL 40

1SV3 ¥ IONVY ‘HLHON L dIHSNMOL ‘+Z NOILO3S 40 ¥3LHVYND L1SYIHLNOS FHL 40 NOILYOd ¥

10l OdL13N ¥O04 AVTIIAO LNIINdOT3dA3A VIV AINNV1d



2avd.

s

Y1¥Q 103708
e
€294
EET T
Ms
[T
48
eI

SanR03 i
i s swsem

wos
ansst

10l Od13an

18258 2V ‘33l
QA8 3HOVdY LSV3 LLLE
MO AVIHIA0 INSWHOT1IA3A V3UY 3NNV IS

xINFOHa “au)
TS3123M Yoy

©49090

¢9€09171d 6£5091Sd

1229103y

£2¢¢91034

adlL
‘S31ON TVH3INTID

€2 INTJWIHOVLLY

¢9€0911d

4ty GOV S NDes ) w1 bkl
TR SO LT N

IoVHING) 107 Gmed o _twnd

saeca v Smy v

3

AL WIS D) Vi)

EEIUT T

RGN N )

FER Gy s W)

o0 wes

BUAFIIAD OGN (5142000 B D)

Vivad 103rodd

6£5091SA

‘S 3OV 'SdviNl 40 Z€ HOO0E NI 03AHOI3Y 'VNOZIHY 'ALNNOD VAOII™YIN 20 ¥308003Y
ALNNOD FHL 40 301330 SHL NI G¥ODTY 40 L¥1d IHL OL ONIQEOIDVY Wvd YNINE 40 '9 107

S "ON 1323vd
§ 1308vd - d71 'STUNLNIA FHOVLY

‘99L1LPLIS00Z "ON LNIWN20QA NI J3CHOD3Y Q330 ALNVHEYM
NI ‘NOLLYHOJHOD TYdIDINAW ¥ '3dW3L 40 ALID 3HL OL 030330 NOILHOd LVHL 1d30%3

‘5F 3OV 'SIVIN S0 ZE

008 NI 303023 'YNOZRY 'ALNNCD YdOIMNVIN 40 H¥IAH0IIY ALNNOD FHL 40 321440 FHL NI
QuOI3Y 40 1¥1d IHL OL ONIQHOIIV "Muvd ¥YNINE 40 '€ 101 40 1334 ZZ 1SIM 3HL ONY S ¥ 51071
b ON 1323Vd

P 1304V - 07 'SINIWLSIANI IATIML T13ATT
'403¥3HL 1334 802 LSVI 3HL 1430X3

'ONINNIDIE 40 30v1d FHL OL V. LOVAL H40 3NIT ANYANNOS LSV 3HL DNOTY HLHON 3ONIHL
Y. LOVYL 40 HINYOD LSYIHLEON 3HL

40 HLNCS 1334 1 3WVLS NOHI NV OL .¥. LOWYL 40 INIT AYVANNOE LSVY3 3HL OL 1S¥3 3ONIHL
‘1334 54 HLNOS 3ONIHL

Mevd YNINE 'S 107 40 Y3ANYOD LSIMHLNOS IHL OL ¥, LOVHL 40 INIT ASVANNOS

HLYON FHL ONOTV LSIM ONINNNY V. LOVHL 40 H3NHOD LSYIHLHON 3HL LV ONINNIS38

‘SMOTIOS SY 038180530 'Sk 39vd

‘SdVW 40 ZE OO NI 03QHO0 I3 'VNOZIYY 'ALNMNOD YJODIMYIN S0 ¥3Q™003E ALNNOD 3HL 40
301440 JHL NI QHOI3Y 50 1¥1d 3HL OL ONIGHODOY Mavd YN3NE 40 V. 1OVHL 40 1¥vd LVHL
€ 'ON 1308Vd

98LLPLES00Z 'ON LNIWN20A NI 030H003Y 0330 ALNVHEVAL
NI ‘NOILYHOJHOD TWdIDINNW ¥ '3dW3L 40 ALID 3HL OL 030330 NOILYOd LVHL 1d30%3

ANV 1334 22 1S3M JHL 1430%3

‘5 3DVd 'SIYIN JO Z6 OO NI 030HO0D3Y 'YNOZINY 'ALNNOD YdOOYIN 40 H3aH003Y
ALNMOIJ 3HL 40 321440 3HL NI GHOO3Y 40 L¥1d FHL OL DNIGHOIOV "Havd ¥YNINE 't 101
- 'ON 132¥8vd

99L1PLLS00Z 'ON LNIWNDCA NI J30HOD3Y 0330 ALNVHEYM

NI 'NOLLYHO4HOD TWdIZINNW Y '3dW3L 40 ALID 3HL OL 030330 NOILHOd LYHL Ld39%3

'S¥ 3OV 'SdVIN 4O ZE€ ¥OOS NI A3THODIH 'YNOZIYY ‘ALNNGCD YdOJNVIN 40 ¥IAH0I3H ALNNOD
FHL JO 321340 SHL NI O¥003Y 40 1vd FHL OL ONIGHOIDY MHvd YNING 40 'Z ANV | 51071
I "ON 1324vd

€ ANV ‘2L $1304Vd - 1SNYL HOVI1 I N¥SNS ONV 3 SYINOHL

NOILdIYOS3a 1voaT

V1iva 103roydd

10l OdL13N 04 AVTHIAO LNIINJOTIAIA VIHV AINNV1d



¥¢ INIWIHOVLLY

e 1229103 296091 71d 6€5091SQ
Em,..%a@ G @ .qa_“_ e
e @ ‘,s r 3
S m T i AEESanESANRRNES "CESUNRNDI ST UEH_ CT T
W ‘ : 4 : mmw_
c m = Ny DI P ETI (TR |
Al TS ~ O | e |
nﬁ\W .M 1 m. m ; n "
S Hike =2 o . _
T HHRE H= e 1 2078 |
[ IS & TrY T [rH H-H |
2 HE ogbe e
abiE s Ol =
w i (= Ll m |
2 F e A = _
- F HW o PR f |
H.rL..r W m T T Ilem. &z mu j_
P S Tﬁ 4_¢ oa18 T VA
et mwm % _ = ] m L Th Tzﬂ"
m 24 M w i ) wnnm m T
= R e o g ——
e e B e O - — R —
8 —_——_————— i— — GYVAIINOEIHOVAY ISV b — ——
- - - B © SANIN VY LHON ONI3W ASTIVA B B B + B
Py
m
o 2 g
& ~
o L NV1d 31IS
om_oo 10l OYL3N HO4 AVTHIAO LNIINAOTIAIA VIHV AINNV1d




TR G T 0 MOLTTIO) LA Wl
oLz e s
20 008 b
g | 4384 M VRS YT B Y
kel o ] ot by AAOUTE S B T
N LIS |
Buaman)
v oo —
Hﬁzﬂ
. Su
- S
=
iy
Comcsio e :
] "
. - e o 4
BN |
ﬁ cxvomn
Y v GG Sy
O e T VYL DAL e
TR0 8 ¢ OF R AT 0 LN wie
Dy ="
BAuACee 101 Tiw W & Wi b o re
P e 0 L s
AN DT T DR N 0L W T
Cabdond A i 3 i)
RNNDRe A { Dile W 4 A N ey
v il Do o
wovR
R T ot | e o
et i s T
o LI
- s a4
N AU W A
=~ L L L
=) ! MITIC WY S
w B 0 RS Al L |
= m m WATZRORED D TYAS  AwCiha S Gve b S G
m > - s DA WS 0 Fwilos ks
5 22 e v s v
3] (o] wmanm v
m m m | L KB Gk e P s Sncecas
e 2 I f— TS
= i
2 ,

dew Ajuidia aus

SZ INFWIHOVLLY

S R S
nﬁ‘ \n *\hihﬁi F -

ANTECAN B4 DRLEXE

4

w8 4 wovie
d ol mm,  EREEE 0 geme TR
Ml A
mmm Fl o s SNREIgaNRR] SRR
i Ui = Beip3 cnezlankessansdhe
- ! T mel  CERGETE WS
T AN : TITE el EET3 A EFPeL [T
\.\\_/ ) BREL: g e S Rt _am,“mww{%mi:, , ﬁif.i
sumdl, | TRt gnsss oo e i
LT o |
wistd (| L] s 5
wiveasa | ) 1 er {
» o R g1 !
o | im = |
Q pE x| AR
D |2 - el b e
o (|8 o, HHILS, | | [EE s
2 R pfems S
[1 A [ 1 | |
o e =
|1 ‘G ’ = .v&k..r T

oo o o e ol N Y, 4 T

b2 ~ondowovin [ N Sl F ) —
¢ mnml ORI 5 i Sed 0uYOOT X oo et — S WY e, .

/7§ sz QUVAIINOB-IHOVAY 1SV i TR S ol IR CEE i — —
. il S Y. " |

T SINITUVY LHOIT OMI3W ASTIVA

o o e e $S2 v

B (L L P B



92 INIWIHOVLLY

017 133

€ V30 335 5
JUNSOINE HEVAL ML HSVEL T OF

ONY T13A03Y 40 101003

YT & SR S DR I

‘,.M,WMTEM% L5 E: ﬁﬂa

=
_

| 71 =< \i
(e G I ' MO B,

’].7- 1 =¥ 3

L

101 OY L3N

advOod 3014d HLNOS

18268 Zv “3AnAL
QA8 SHOVdY LSY3 LL1E

a o o T T SANMTUVYE IHSITOHIEW ASTIVA - -

w30 “au
'S128y3dy

9800

e e

A EEEVE DAL/ 4 D TALLE 4 PR DATWA A TN 31



L& INFWIHOVLLY

Zie | jeas

¢l

uoid ado35puo|

U0 LL BEp

£01-915 1asloid

15 ueuEng 3 70T
] NP D)
- ALY

18258 buozuy ‘adwa]|
‘PAIg 8yordy Jso3 //1T

LOl Od1InW

Srmors

SOTH "iP DWOID "8 £E9,

VacS

WO |MDIKOR AT MMM (FZGE OUCHIO SIOPSHO%E
1826195 087

OIpN§s

{ALNNOD ¥4ODI¥YIN 301S1N0)
L1 3MVLS 008-L
001 1-£92(z09)

S§3JV1S 3N78 3HL HOod TIvD
Bip N0 | 210 9q) | ep Dupom om]

i

L

00w LN SMTNE .*.

15VIE QNYSIKIIN Hil | 3500V 30700
(9Av0 48] DAY UININOD G010 D T EOIN

HOBOHNR MELIV4 | 0N 135

SEUAYE LD JLIADHOD FNOLS HYTION,

weomsomost sovamee 525
s

GHORDA sl LR S w6 Umo D PR EIHD
g 3530404 WO G WO sefoIOP Adeusa wRiL,
50440 | ) aus e
D S roRIT oxvuodol a3

€043 | un) s LYNOOT I VT
1193 5 /708 3T oxuodel sAaqeu]
S0 °MD | i) 90us fsneseal srnans
103 5 peol 3T w3

w1 A | yun B Fu I4vad

HAMOHE THOVAY $5I0D | SYIAY 3a¥ ISR et Dopu pIauEs] °
TIW M ANYHD 0390 MNOD30 GO
$SWHD MIVINACH T1dand 01 A | ns sBurg WK
0o | TS WAIGAN W3] % Winj e 190 2%08 5% X:..w.u
K o san woss 3%
i vauow LMD | 19DS v aDeg wopded oleduaen 2 |8 .
(o) 3 535 (o qeops o) 5k 1 BB _.Aﬂ ﬂﬂd«q*mmm.uﬂqaua. e oo crpieas
CBOIADY IOWHS TVLOL Sk !—qu\s »ZNS
ESITT (ml(!dnssun_ﬁ.itub wﬂ(u;zg( 35 ﬂdlm:ﬂlﬂi-ﬂﬁhﬁﬂ &
4 12896 oS Ao oS e
o 40 | wO I v ¢ i Y 114D | varug sgBus a5 LMY
8z ko | B L SN 104, BONOLIC IMBOUBOY AD | Bos sy 1183 zi0q 5% A9 UB L DUGPIA SURBIY
NOVELRd #110¥ 423 JOVS S ONOTD A3CNANL
ERYE Fucis udeiag YR =T P> epurnis wngnue> 1 L Yy
e e o NN 155 e )
widmina) A pr el S SUND | AL A0S [swAl D) MOTIM 1360
“An I eo i HAARUDLY DIDAS ko lwos ogiydions pipuogo]) ‘&‘ e 5 1ot JSUCT LSUOH, BO S S3ORD
pe x!-coﬁnoz.ﬁﬁ o. e
ZikolEot $B6aT AT
oo | AROTD SNPCW ONROSD TN s sl &
GaiOs Fovai W40 | w01 wiiasud syanamsed (=1 110 | s sfag WIOVIY IS
G FAAVEV 40 Ot 38 iy -
o | ©o 1 g 000 W iwos CRAUSEI CRAGHET) ® s ten oS RENERY
= nJ RS W IYH ALV3E OOOMKOR Fien
siAo|wral }uoonvogis!s:uw&u!uu B3 (0 1o
19'vE *CEOLAOHA VY 3AVHS 1oL LNV SU T WD | iy w0 ;E-u._sw_:mwgu
4 opgod oeans
D034 vIay QIS Wi0L A0 | Po T A 040 wIva3lva 183 2hed 5% 5‘1855
9 :(ATNO SLO4S QTBNOONN @) zzsuip | oot SN UG OUD YT 2 ouapiy 0P quScd
37400 FIUL WIOL sy Yiods A o
0162 “SNDRvd GIUINC) TWLOL TWVT T G ok
Lrog = o FRGEY S DL oL 29t Sey B0 o—“«!- i Lagt 3IW2E OL 10N
ORI S0vE 107 SRlaeed #000 Buruo] (O]KIE0a| Uoy>et ssg
o € Si0 SROLINT V3 F0vHS 1071 ONLHavd s A L
110 UG B 15910 841 i O B 194 B TBIERE
—u ) NV1d 3dVOSaNY1 QNS NV
> ey e 41
B EE ok
AT
g e
e ]
P o Y
ot —— R TR
i s o
1
nnsy =
=] ﬂr — —— g
s o
i.-;.#.n s o ke o
S ’ =5 - = |- V
) f -
== ot
=3 v g 7
N ;
3 ™
5 o] e
B Frrr] -
3 d T
W
o s 2 ONIgTINg
c [Nk
3
b o g, .mn...u ——y -
- - RS =
X 858 e
O
m Ll
) 1 - e
unvw e
i T N eyl
o Al e
2 =, =
E / e n b3
H . -
L st g
e T [ Rt :
By t e g b
e 3 917
\ £ ONIOTINg o o
—— i emon L0 st ¥
. ] s
| ] PR > L ONIQTING  2emtsmm
== 2o LI
= s SHha we i oo o .
ax h ] ]
] oolp st ] e
—.
st 0 = o B o =i i | _.
2o SR ,.L\ o /.......... i_ .,\...11!.!
- e
z TIYAITNOT IHOVLY LSV Zepnd
L_ W
SINI VA LHOI OULIN AFTTVA

"AATE JHOV AV - ¥ NOILDIS SSO¥D

"SI ¥T 30
HL43Q MOWINIH ¥ OL GLVAYDXS 38 OL SONVIS S4VISONY] Tiv-

QUVONYLS MWD L LT 150k TWDELYMW SATIVIZOIA TIv-

1o SLEHISNIOY T L SOIM LOBLINCIeY SNOSNY
43I0 ¥0 5L

LI S50 NGS SIOnY B GO 38 AW SNHISNON TS

103wk TNIS OL YOTHd STYRE LYW NV

SEV B 40 NOLIVTIVLSM 1 O WA D3 WO -G
i G34¥oS 38 TIVHS S38 HI I 9O 530 ONLINYIS Tv=
“WIZTILNES 01-01-01 40 45

0001758 21 HLIMA GBZI 1254 38 TIVHE SvTdv SNLLNWIA TTv-
‘ST ANV

SEINHHS HIONN ONELLKS CUNOHS ‘GHSN KEHM "$EA00 QMNOWD
“INSAITT THVL 1M N1 3HL MO

SALLNVIO THL“ANVETEISI ¥ 5O INGAS THL W “SILLID.

NV STINVAROD ALTTLLN FAVTIOddY THL HLIM NOLLINHISKOD
TIY SAYNITUO0D TIVHS YOLIVAANDD JAvDSONY] 3HL-
“S3LTNLN 35IAL

0L J9VHiVD INBATH OL SHOLLYWIT4a Dhv ONY STLLTILLN ThY
0 NOLLY2O' 3HL Ad[H3A TIVHS BOLIVEANOD JWISONY 3Hi~

40 AAWDLSLIED ¥O WAGHAW TWHIA G 501dd OALTIAWCD 38 ST
N NV LIS ONV 34VISONY ONIGTTONI 'SLASWIAHdHI LIS TH-

SH
ONINTINION A3 THL HLIM NOLIVDOT INVEQAH T Adludn OB
IS HIHLI NO 9 ¥O AYMOYOY 30 AITULS Ik OWY LNVHOAH Juld ¥
WIIALIA GI0VI 3 AVN SHIAGDINNONS NYHL EIHLO TVIESLYH ON

8 WO 9 30 WM W G4 70 TS SIS b STl
LAWY 3avISTNYT
ML 4O TYAGHUSIY NALLIUM 5STBJIE THL LAOHLIM SHIGTING ANY

40 8 NIMLLW GRUMYId 38 3341 A TIVHS TONWLS W 13 ON H30NT-
SNV 3AVISONW] NI 1k QZE033 OL 10N 534075 TIY

‘553004 NIV HSINIS SHL SNIWNG SONITIING TIY WO AYMY
SOUNIVEQ IALLISOd SNINIVINIVM %04 ONY S3QVED QIHSINLE TT¥
ONIGINDHd 404 TTRISNCISTY 0 TIYHS JOLIVIINGD 3AVISONY] FHi-
*ANSHEY IS
40 AUVG BUL ORI SAVD 06 TVNOLLIGAY WY 804 CHILNVHNTIO
38 TIVHS FLUNYAVND TH1 40 SHAL 3HL H3ONN G3VIEH

38 01 3AWH HOLHM 4811 GNY SUIACIONNOKS “STNIA "SATEHS S350~
"ML WVONTIVD DNIMOTIOH 3H1 40 MLOT AVH WINN CSILIVUVID

1404 S0 08 30 30 GOTU3d WIWINIMW ¥ 104 T INVIW1S 38 TIVHS
SNV HIHLO TIV "NOLLYTIVASNI 2LV ¥w3k INO W04 CHALWYIVNO
ATIWNGTLIONOONN 38 O1 S3T4L SNONCIISA Th-

BOITOINYSCUYH SUTLNNGINS bl SNLLNYI4 TTAL TV 504
“MOLLIMULSNOD

40 SUIWI 341 NIHLIM SY2dy GIve NON 40 IDVHA00 %001 30LA08T
TIVHS MOLOWHINGD SHL “H3NMO GNY LOBLIHIEY SvISONT

341 43 TYADHUAAY ONY MILATH 8O HITAW

5040 FHA 40 TS 1 ¢ ¥ FIUAOYI OL 51 BOLIVUINGD 3HL-
“5N0 SNIZ8

STIOH ANY Ol TN LOSLIKIWY 3AVOSANY) SHL AR CEAOIY ONY
UOLOVMINGY 3YISONY THA 4T GTAVLS 30 OL SNOLIYIOT 33dL Tive
“NOLITIV.SNI OL 4Ol

DALY VISANY 33 AG GRACYSAY 30 OL TWIEALVW LNV
WLV 1NVld ANY 50 NOLLVTIVASN 3HL O1 WOTud

LORLIHONY 34YISONY H1 AR GNCHIIY 38 OL SITVHD EHSING TIV-

S3ION 3dVISANY

I O

QAT SHOVAY L5V (41T “SSTYOQY 1IHON
VLG [33(0%4

“DIL5WId HLIM

NOLLYOT W LINWYO 03S04H003] 4O
HD0U AVTH QNN LON OO NV NOLLWIIddY
TOULNOD 033M IONIDETWI-THd

2QLAOYd 'SSINNDIHL WHOLINN

-2 40 NOLLYII144v ALINVHS 03SOINOIID
¥ HLIM SYIHY ONLLNYIG SSTHA 401 1T
“NOLLYTTVLSHI 3dVDSONYT

QL YOMEd SYTYY SNLLNYIY HOW STHEIa
NOLLOMALSHOD JAONTY “SYIY ONLLNVTS
NI NOLLOWAWOD 1105 JAOHTY ‘01
“AONWEYAID L WOMWINIR

01 T3MAHO SHIGNTINI STNIDNKLS
031408 ¥IHLO ANV SILLNLLA

QINING HLIM ALIS-NO 5ITAL 40 LNAAVT
IHL ILVNITHOCD OL HOLIVHLNGD ‘6
“AVTHIAND

1AV 35N LON OO OHY LNIDHINI-Tud

OL HORId SYIUY ONLLNY1G 40 1O
STHB30 HOLLIMULSNOD ANV LIVH4SY 110d
AHY 1105 LOVAHO3-30 0L BOLIVHINGD 'L

"ALNNLYM LY LHOI3H £ 43303

40 .21-.9 NIIMLIE "ALTINLVH LY LHOIIH
NI .Z 0333X3 LON TTVHS SAVMHLV 40

8 HIHLIM SANEHS OHY SHINOIINNCHD 5
*37UN0S

AHOT! ¥ HOWA ATIVANOZIHOH QTUNSVIN
1334 (,02) ALNIML HVHL H3SO1D

Q30¥d 38 LON TIVHS ANNAL 3341 S
“SOUYANVLS OIHSITAN KOLYIJOSSY
NYHABISHNN YHOZIEY 334 LNIWIHINDIY
3Z15 133 TIVHS 5330LTW v

“QOHLIN

I0YLNOD 15N GIACHASV HIHLO 4O
55340 401 LLINVED GIS0H0030 .7 40
WOWINIK ¥ JAI3034 TIVHS NOLLMILSHOD
AR GININLSIA SVIHY TV '€

FINMO

JHL AR QINIVLHIVH 39 TIVHS LIACH
SIHL NIHLIM 03 TIVLSNI J4VISANY] TIV 2
*sa¥vos

MIATE NOISIO J4WAL 30 ALD THL

A8 0IAOH4IY ¥ ¥0 L 40 LHOIFH AdONVD
WIWINIK ¥ 3AVH TIVHS SYI8Y ISTHL
NIHLIM S33UL TV ANV SINIRTHINGTH
HOISIA ¥V31 3dWil 40 ALLD 3HL Hld
LHOIIH N1 .BZ SO WNWIXYH ¥ 38 TIVHS
STIONVIEL ALTIIGISIA LHOIS JHL HIHLUA
S3UL DNION1IXD WIMILVK LHYTd TV T

S3ILON TY¥INID
/3dVOSANYT 3dW3L




8¢ INIWIHOVLLY

Z10Z 1o o=t AwIs FLTEN ELLE
¢l o 1SIM - QAT IHDOVY = o s ¢ 1S¥3 - QA1 FHOVIY JONI4 ¥3LIWINEL IALYAIODIA
upid sdoaspus| N -
— [ll{‘ VIAY ALUNIWY NVIRIISIAAd 7 ) VIV ALNIWY NVINISIATd  o-damos ¥ NOILYAIT
01915 Hsloxd swiioy adesspue| o M_Mw.___..duuauu:m
d E youaq sluoy adedspue| od
saaned >d11q 4q yauaq /m3od Bp  9¢
|| 1288 0 , _
U3IN2ONS
- uawidads m10d | 9¢
—_— e sjoed 3L (1)
. po— = sdenedpPRg———————
sl aa
_
o0E =l IS
0P o i1 0
N
=1 —
23 " ) NV1d 3dVOSANYT
~
Tm Z " ; L T
02| o ﬁ.,, - ikt e ot TSR 2FS
> = & L5V Grévs ORI a4 | 300V 30100 i 5 &
= A (9AvQ 48] DreAvd I4ING GIH010D WAOT TR m_mu.zﬂf
32| O s 10 o OavoTa [[] wrerwos IR e ey
3 D Il IV BN AUIIONOD INOLS AHYTION. PR Hﬂﬂnﬁoﬂ.ﬂﬂnﬁw
a0 — IOVS VAL OROTD MBTNINL
|l O _H_ sthio | BOs Ay L A0 )
& e - IHOWIOYA NGOONL DI $5WED VONKEIS W | thbsﬁu:u!m.ﬁuwmuﬂhn:ﬂluzﬁo_ n
K@ N I T aLsng vy wrd
< HMOEE HOVAY 20100 | VY TavISa e oy koo
w hAul ThV 14 2N 8D TSOIN ANV wzmm.ﬂﬂﬂqq
' E : s9avive 10 qun a1y
oMo | wos Cusudy N BAREII0T
. 500 1195 ¢ ey < S
fehn) poi @ ko 22:3*
06z Ao | o o-sL CIRBA DR QUL
@ aszohn | Ea L Vg
0 semo PO SOOI SYS OSh § @i G Yol DDA NUD
m roLAD DL B SIS aga RUDK] U0 UMOW ML AJOUDD S,
= whniE S0t .
3 ausin
ﬂlu PR R S 204D | W) abas »H::M%Lwh.“.(&i
m i1 Ao 1 P01 EL=Fat g o oqep3
: % v s 504D | varug s (svevanl s
A2l 5 ' oz ho | 10| o0 s o »7 gD
(] zz5 M0 L B0 | Fi A | Yana) WO Tl GavED
r 1103 5 1 Fsoh IT oorpu Dsay LaDE]
01 AD | s ST atSVHD ‘
183 .Z/veq 3% A0 B KEIA
§T MO | auna s JAND ISOHD o
el zfwed 37 Blpaodo ol
A i °
e 2reed ¢ PRIt Lt
&o cvcn 1A | O _{avAIIING] MOTIN L3S0
L 1) e e servn
og 8
FEE " L
Sa p 11410 | o ogag re——
m = gl 1103 2000 98 ‘OupaD) Og 30N “
|
1] : A
B g
s v = 3 5 Ve kD | Wesas e v e
H o Rz =7 rw#n___ tir e ind o3z Pross
ig H T OYYAITNOE IHOVAY 1SV3 = o
gg
-2 wia :
g % - P JUHD YIS 0] PAFAIBAALIOS I - e
5 e S3NI I LHOT OXLIN ATIVA e e ot e e i Bt oA 1
m — QNID3T INVId




62 LNJWIHOVLLY

111 |
PO SO | 1T T
R Curpd agn (%92) "1's 595 (eue yjemapis jo)
FURL I 0D Q3TIACHd IAVHS TWLOL

o115 Peor SIS VAV WMILS MiaL RN
:GIAINOY 53U N
el |[ 11 :0341N03Y 52361 /N///. ~-30¥HS ONDAYYd
onc e ey ||| feoena 4’1 §9T :3DVINOYS WAOL NN 03¥3N0D
cemmwemacene | | PRS0 | avou 3514 INNNNNY|
| w—dyma 1]
b .F.x—aul\!chi_ | (%BS) 4’5 STAT :(eaue Niemapis jo)
SRt vw Auisia o (sp+) 4’5 B09'PE ‘QIAIAONA VIUY Q3QTHS TvL0L Q3QIACEd 3AVHS WLOL
o 1u oo (%0) "¥'5 685'ST ‘QIUINDIY YIuY QIAYHS TI0L ¥'5 008’ 1¥ITHY N1¥M3IQIS TVIOL
i e 3 (368) 46 0059 H{AINO S10JS GIHIAOINN @) T “0301ADYd SIFUL B
st IDVEIA0D 33uL TYIOL 22 :03uINDIY SIUL S mﬁ
e (99E) "4’ SOT'8Z *ONINYVd OIWIACD WLIOL 41096 139.NOY VLOL I
'S SHE'LL TWINY ONINNY4 TYIOL QEVASINOE FHIVAY et 3QVHS 33
e ’ N, v.£
SNOLLYWIDYD 3A¥HS LOTONINEYd  SNOLIYINDTYD 3QVHS 3qvIS13TuLS INWVES
o 0€ i Fivas
o A 510

[— Y {9 AQNLS 3AVHS NTYM3IAIS B DNV als

'.'.'
AN NS
R B R N S S

101 OdLEIW

Z ONIQINE

18268 buozuy ‘adwa]
‘PAIg BYoDdY 1503 ££1Z

e W S ff
OB

i
o

{ . it

Ny,
=

s

=

AvOd 30d HLNOS ——

[%}] ‘ R T3 T oMYA INOE 3HOVAY LSY3

S0Z8 B OLI0 BN |

4 - MES—. W — e —
m SN VRS LHOF) O ATTIVA

lm. ) =
i
§
:
|
;
H
H

W0 v
TR IVC0e




0€ LNSW3HOVLLY

m.o. WN ) , e - i i TR

NV
DNUHI LS
e

avod 3018d HLNOS

g TEN

e T e i

= 2 ST =% = =F7

A AN e s AAT A A D

ezse zlaavru
QA8 3HOVY LSV3A LL1Z
L0 OYL3INW

i e e s e e < EHASARCIE MYV 15V = = ==
= - - - T TSENITIVY IHOITOYIIW AITIVA o = = o

o SRR T —

e

L i -1 RO——
e =
L ey o 10604 sy e £ C1H — u”
Sungsrg g e SRR D SRR P R
DS s




LE LINFWIHOVLLY

4 gy 203 vt 8 et
— araaany s
NOILVATI3 Mva0uvNo dAL L3O TVE GEVND dAL aryaan b 24
SNOLLYAZTE N ST D T s TTvm LV SNINMY 13318 TIYM LY ONINY DINEVS
L ONIQINE —
Foa A LNIOF TOHINGD HIM
16qunN gof
MS —
PR 87 o .
ds el :
e aanian 2
zumm«._.qu %
L “F TeanIonuLs 2 .3
W3- 3 3
AL 0w
< onrpay v
B h TLavaTd
H
=
=t = 4
sirommos 13
il 11 e
i aw wwe
ELEE]
e s
wn X
Pt
] 5
sudnei = oo s
(r2) LNIOT TOHINOD 029MLS
dd A1 1
iCuarel 3
BT wiv
[ b= 81/ 3OS
M 3345 w34 31545 0301 —— |+ ! stk op—
I i ™ NOLLYAI 13 153 - | 9018
uhany . i 2 s 8 6
—F 10 TOUNA TIY B 3dve - f
BATE LNOD 30MA 21 I N0 ————_] 4 [l
n
3 e =z, % : i :
e 0700 1N LS NN KL L (53538 Q59003 T =
L. 0= Sy AW SRl oe it (ot Seu e % P,
T »Mm SHOI0D DIHEYS ONINMY HORIZLX3 T T ST TAT DV TN 1NOF 0KINGD 18 QRZENATYD
| N LS SIS T L SO Y 1
” s om0 o001 i - 3 1ni0¢ TeLam
53 s RPN o e —
o S e Koo e
g I == SHYId 334 ONBILYIHS ;
m 2 worss s o s PG T S TR O LT Y 1 g oimsicom | %
@ . 08 MR Py i) o ONTINOME V0 DY SIS MOCMM T B
= 4 i et o ! L 230 53V NG . v
S u n 3070000 i i )
. Lol amg ot NV SRV 1 SRINAY YTIRNGNTS. v W0 16 CEONG 3y S04 T ¥
@i o U Y00 LY M L L P S0
- p— p— o ] SCREPG Ty DT C0HEE 45 FBAT) SS0TD O SO0 LT
H s et 0 i N i
a s L Loy = MR I
A = 3 N E0N00 SWNVA ONIO00 MRV a N ORELG T 0 SO0 ¥ 3UADM O G340 S mOLOVMINOD. .
SHOTQD INIVd O™ S3L0N TYH3NI9
Ll =84 3TWIS Lm0 =911 3TVOS
po—_ £iniin aws p— kg s
NOLLYAI3 HLNOS - | 908 NOUWATE LSV - | a8
2 a & 0 n s o2 0
w57
rosis voaww ﬂ Tann
INCE4Z0LS WL i 000 L3N
s o ——1
easm
b ——— -
N e ,, . N
rvﬁlﬂnéxv.nixr rm%.xﬁ!?
N LS N o s




€€ INJWIHOVLLY

TGS 2 = 911 TVOS
SNOLLYAZ1E L FIon- 750
Z ONIgTINg 2

mRQ &!gﬂ-
czo
HERR ] \I- ﬂ. ﬁl-\lm_ \ﬁll ﬁ-\llm.ﬂ &4
s o
PRI
s sanwucs o w =l I =
i AT T -
SO0 J14EY4 ININMY mo_mm._.xw s
T3 0T WYENOA VS WOUSTERL o |ty
£ WS TR D I E
SHOT0D AUNOSYW mo_mw._.xm =
- m— o @ =
s aismmm e 0
o e s mwom f
- I - =N
0SS o oo "oe  ow
[ N ) T
oo s ovisin a0 i
- Teas P e
SHOT00 INIVd w_o_mu._.xm

v
B0 MY TN VORI AS P L I TWA SIS ML DTS

3 i oo

AR 5B V3 O S — s Dwse

L Ll S Y SIS T WORGIN A LM SupeiS TN 1 NOLLWAZ T3 LSv3 - 2 o078
4 TI-004 THORIITN THETTY = P

T W 150 B

AV B SR ATNO B ORISR _!:.__i

SN 1 WD CENBACH ST S0 SN LwraTH 3
M2 BT AR

WAL 25 WAL 0L bR S0 00
Nl OB T S0 4TIC0NY HMA0R4 01 TR0 5 bOUOVEIN0  F

S3LON TWH3INID

19298 Z¥ '3dW3L
aAT8 3HOVdY LSV3 LL1T

@
3
m
=
0
Y
2
52
ma
= =z
A4
O
=5
]
=g
=}
=
<]
z
=
o
b

L= 8L 13TV
NOLLYAITI HLNOS -2 9018




€€ INJWIHOVLLY

i 2033 5 130

m F ’ —\N Lk = SL FTVIS
— s [ I Zg<>w.._m.—m-.w n@ﬂJm

waswong

o

SNOLLYAST3 o ans

£ ONIOTING . ¢ ~|. e il l_ \l- j.
r—

BupEiq
€251
ToqunN qor
Ms
PowoRN
49 38 SN ot v T
e NS sl ety I
RO T9m LD S
SHO00 Dl¥Ev4 ONINMY QOmFxm
vs sexon v Fausre i
2 R0 S ON 00D SR
SH0100 AUNOSYI mo_mw_.xu
aons ¥E 51T s
G Lo od
o cousovm s aiv o
s et v wd
sssssss i wian 23 1003 e o
ik b ey wan eI L 5% P
ran_awa o w
ELES] s o) n i
o amn w
==& f-!-‘;vnb. sl ol
r T W Ea i e 5
SHOI00 NIV HORALE

s
KO Y NTIMDN] TYORIETITY A 03825130 T 66 WL 40 T8 -
00 Ite2 (NS LHEIVIOY w0 C4 561 TECIS0C TN LMY
T4 LTS VL0 335 00 VRAOO00S _u 1

K H

L5V U S T SIS T BRI T MO S T

148 T700HS IO LONK TWGSTO TN 1
‘LTS 0 BNRKON

G4 OV B0 DY S MR G00) ¥

SR Ty 0T TN STATISS0°D INY SMO00 IV T 2
TR NG L)
O3 M4 Q0T 30y U000 WRIN I 0 SO Bivns

SILON WHIN3D

18298 Zv 3dAL
QA8 SHOVAY LSV3 LLLIE

w
3
m
z
hl
o
g
g
—Z
P
o>
=5
O »
- 0
=
=
[}
z
-
(o]
)

S =901 TVOS
emao oA woucon s 1n
NOLLYAZ T3 HLHON =€ 9078 000 T SO oo TV O
s 3 9

1o [codf von[-,  [cod) = ﬂu

I
~ .
(=]

I A il _,@@: .ﬁ.ﬂ__,@
. Fﬂ.m,L\ = zﬁw,\IL 2 Bl HEE

T




€ LNSWIHOVLLY

SNOLLVASTE

| SN
Cuamitsg)
2n
i ks
A a
P  meTm S
&S — - e 0
many SHON0 HiEYS ONINMY BOMIE
— weven e —— -
R wemwama  Gmuises 8
SHOT0D AUNOSYN HOMELG
s - -
=
g — T
- e .
s — o S
: > —— S
— =
e by wm crv ] -
- N e . = o T
INSS . P T . -
- T Dems T T -

SHOI0D LNIVd sﬁm.r.am.

i ain 3NS5

N
3
;R
8§ 54
i3 -
EE
..mm
2
<
(=]

= - soases s
NOLYASTE HANOS - | D08
= P

e ] TN YOO Y I SD B BARAGS

S3I0N V3N3D

r— IR
20 lxl.tliu..!fl .
' S T T
N -

I
R e pa 208 § 1
P i
3up CHIIBIIRISY

©d090




vL'LZ

Sumuag
(=21}

i b
S
Py
a8
——s

Nosrn .

NS

N

e
n=Z

= F
§ 23
i 38
2
;Wm

<

o

A g
0943 7% WA IO MBS0 58
a3 W P

Jup CrIdeA gAY

9800

TN Bt o em
NP L 4
W e e

SHOT00 DIEV4 ONNMY HORZIX3

...... aon oa o -
L T -
SHOI00 AUNOSYIN HOMALXI

LR -

e

- el i

= sy wrn

" [ x

™ Lty ok

-

S€ INJWIHOVLLY

b 3ia TS




Insst

18858 ?’_EM!L
QA8 FHOVAY LSV3 212
101 OY13W

TR T

98090

T

40100 S8 INNMY HOMILE

TR .

s -

00D AMNOSYIN BOALG

R
SHOT0D LNIYd HOWALY3
S3AON TENED

9€ INJWIHOVLLY

TOUNAR S LG - L D0 W

e GG U




112" PIPE

L 112%' TS

1.

1X1 WELDED WIRE MESH
- (PAINTED)

36

. . | ——
I 0 ST A
L e [_.i__i__‘. ‘. ;;;/—1112“1/2"%

P ;r 11/2% 112" TS

TYP GUARDRAIL ELEVATION

1=

BALCONY RAILING DETAIL CCBG Architects, Inc.

SCALE 1"=1'-0" PROJECT #: 1623
7 DRAWN BY: SP
A NEW MULTI-FAMILY PROJECT BT 1199 2016

METRO 101 ATTACHEMENT 37 REV:

SK-Z-2




1TSS TV 3amil

~
3
n=
53
a
£2
m 2
g
=]

8¢ INIJWIHOVLLY

= WOUDE = 1 oM
E.S.luuhusl./
e m . — S NIOCTERRIL I L e
= —— — ——— S
IR0 ORI Y5
T ek O Orese
SENL D) O Cral D0
\\ AR LU0 BOOL T
5 OO 00 CWed AL
—
T ' I
[ I =
T eRD GRS | oen 1300 | W || aw | 0w o wae | | o ol
ot ekt BB | |
otiogirrie=] . I |
24 A AP hd | 1
_ i | ]
Ll e | 3900 || wes || ww | Sson o e | | = m T emive e
| I OONIE YO0 € NI EIE
— | GO0 - T, MORIEL JtAd
T
j. — — -
w o 300 || e || a0 L0 L I L ] Ul
a0 GurvOR TR | | I
] . |
A € P S GOOW B, 11— !
ety Y {
T | -
== -— ! = R
—— ——— - i
WO B O -
00N WEMOD OL INERES o
20 TG RO LA
i
STRES SNIGY
v
e T SN ST
T Fes
SSPUl OOk 53
s h.l._ T mev Qv
T@Owmonunoaius  © IME o AT e Cadeaa0s || NEOUD e
Oy G B SOMOT | LUROAD O 0@ D30
oo e DR L i 54O W00 3
O GO0, ANOTVE s~ Qo0 @00 Ol ks
| o e
E o o || womaco e
COONLS I¥OO § ML BN
- QO - THM O T
(=
_ui | W e ot || N0R0U || somesco
| N0 ONY TR0 Y 2 W
,,,,, S30RML OO0, .
| B B K A ([
| | —
= i
o — — - sy, "3HOVAY ONOTV 3NIN dOd 10 INIOON AV §ENO 30 dOL SI HOIKA S0VHO
S RN 3 - .
WemomMENn ini HSINL WOlS Q3MNSYIN 38 TIVHS SLHOIZH ONIGUNG TTVH3A0 G3LYDION TV e
08 WM 04 OIS S

0TI S L

S3LON TWH3INIO

A | ¢ B e 1858



6€ LNIWIHOVLLY

[ — —
s
£ UMM
SNOLLDTS
B}
2]
——i— )
Ll - e s — G GIE = Sha
Ao MM 1500 14
e S e — b - A Dy
g I oNTIERD T 1 “|1 =2
| ———— o avicwortee
P8 a0 2 W1 N D

7. TR | e N0 SNTING B OMTING iﬂ[jg |

s e | T e T~ TOSNTIVG I SN0
NI B
o

[ UNTINTUENG B CATEND IO ENTING AN SNTEND PO oG

—
]
i
]
I
]
§

~

L =

zl

a 3°

£ __nm-w
=
<
o

19 DTN N SNTESS
I TR

-

o GONuS Crer Creada | OB || e ST IRMG LD Ve T4 ) DNTING
i i 2

M LN MOOU B

o “IHOVY ONOTY N dOHd 40 LNIOAQIN 1V BN 40 dOL S HOIHI 30V
HEIN WO G3HNSYEW 38 TIVWS SIHOBHONIOTNE TME2A0 GRLVIIONI Y

e = WL F B i S3ILON Tv3N3D




0% LNSW3HOVLLY

€ OMK IR
SNOLDTS
T
[
e
oy ——= - e —eEOE T Seaie
- 3 nG
T VOO VS
o5 00 OO 1308 44 SR GRCEL i0a 4 e iy
iy o . N N e g
NN wwasmm [ wo || wacdmaeg [l oG 1] M
| ] 20 v GarvO Them. _
| — WD SN T O D
WAL LA T LS WY UM EOUS QOO W0
| Whn!.i:_.nlrlt» e DA ) g i el _
TG S rmp——y BTG BooaTea |
| | W
e , £
R T NG TR | T DNTND T waoaraeg .haslﬂ;a.lli_( DTG LN INTERG
1 | _— o Sy b st v TION
S Jewo e v I s v 11 o oo i 1430000 ooy o 930 RS on vt 3
xS YOS € i SIS " S o e e et | 0ot 1v0 € wivk 8ers
OG- TV MO Fikl —— i Y "ty wocmess aai | o S G a4 X T RO Jk
[EEET] =T N T oaaed | o oeraes GG ||| v S0 B0 NG
| ! b e YT
| AL o Do o 430
i e Ld_wl!....sa.u!s g
R, 11
] i | ] | =
i = 2 } . ol
- - e e —— o — b S —— i - AR LA
— e s i S uawna ” e
PeoetCan DAL n = . iul..m.e.n&lu" e
; — = WERCO O -~
TR s Lt TR a0 A
n
-
~
M =
3 54
|
X320
2 0O ..
g XS
m 5
m o o o FRGIYE - & NG
s
AL HROD DML 450w
NPT — o \‘t/t = \il...lLE.lo.Jn».l
|
sondSTERNE MOy o | R
T Gty e S o tons | -
o R w34 O oo " i e 4
S : um
] R , TSRS snoma
i EETIOF M COOM i i L 0T
g"ﬂq’l!" 7 Q00 WO Ny TS dad —
l’hu;gﬂ_wa T ) OO T
000MS LwO5 | rim BOUR AT CNY b RO
i || pnorava N NTIING
Cerepri oo s
= ™
_ P
70| o A5 S v
| ittt i)
|| o
=
v e s [N
s imes U .
~ ~ = “JHOVY ONOTY 3N dOld 30 INICGQIN LY BYND 30 J04 S HIIFM 50VH0
T /1(1..‘. i | 8 i h!nl..ﬂl!i.rtisﬁ”.” HSINLE 10 QIUNSYIN 38 TI¥HS SLHOBH OMOUNE TYE3A0 QIUYIICNI TY #

e SILON VH3INID




L INSJWIHOVLLY

ez ?i—iﬂn!l
QA8 3HOVdY 1SV3 2412
10l OHL3W

94800



18IS8 Tv 3dN3L

¥ INFJWIHOVLLY

. = S— N — ]
W00 Ay ¥ PR PUZ TONNOYD ANYNIATEES — I 2NOUNS
& oI un
SNV HOO
AN
Sl
B

L A
s

101 OY13IN

g
]
3
m
&
-
3
3
%
m
b
<
o




¥es

245 Z_v_‘sdh?u
QA8 3HOVAY 1SVE 41T
101 OX13IN

N¥ld 500 ONNOED

E¥ INSWIHOVLLY

S . .3
AYNIAMN3Ed = € SredUNe

N

N e aims
W00 Wr ¥ PR PWL AdvNiADae - € ONKUNE




;5;? 18259 2 "3deat ii -‘p i
ue I3t L - s

: i RN QA8 IHOVAY L1V 2412 i shls R
AR & 10 O¥LIN : i |E '

31 SNUDIO OWILUNG ral

S i A A i -‘ L —i
L‘.;i}? ” | : L i

LI
DWELUNG UMWIT

A7 _QNE BEDROOM (IWELUNG US)
1—"-.‘» T
e
[
gh

-
37
b

e A s it P e b AL TSR FRBTNE (I G S S, SN WA GELE

ATTACHEMENT 44



v0'LZ

T B
29

S

=
m
pac
il
o]
-
o
-

N
I &
~ =
mz =
2 ZmE
aAd
S»0a
tl 352
g O ®.
8 T A<
® A3
2 g

m
S @8

S

S¥ INFWIHOVLLY

N XONINOZ™
Ao xon -4

r 3
‘ﬂ.-

i



9% INJWIHOVLLY

NOILVA3T3 HLNOS - T ONIATINg

NOILVAIT3 HLYON - T ONIATING

T e S




L7 INGWIHOVLLY

NOLLVA313 'HAYON - Z ONIATING

T
P




8% LINJWIHIVLLY

P1Y se0ues
UORINISUOT §
WSLTO 8AR]

NOILVYA313 HLNOS - T DNIATING

— G4l far IV OUYS




6% LNSW3HOVLLY

10l OMIAN = = |wew

NOILVA313 1SV3 - € ONIATING




05 INIJWIHOVLLY

Y=\ ZA

juainjsues]g
wi) Asa9 3ydn 2zU0.g pazipouy UIRILNOW YI2[g 3U0ISpuUdIL puUesS Wnipawl
ONIZV19 S3NVHEd MOANIM sBujjiey Auodjeg @ ysaw mm T X, T NIND 30v4 ONNOYD TOW HSINI3 0J2NLS DILIHLNAS

eag 1520230 S28530 11d  Suelsniy PlIM T9TV3IO 604 32,0 UaAe) 99TV3( 80d €D 10LE) 0EZSIA £L0d  UIBIUNOW IdS 564530 904  P0Y 011e) 6ZT930 E0d ulIsNiN £22930 Z0d FYM RISV ZEZ93A T0d
NOILYA3T3 HLYON - € ONIATINg = —Sio0 ¢ Sk
I o o e Sl B e B

7 H (14 ]
b Ld] 20« / \ : | A 2 S O e | |
= — # 3 [ odkeo <0 -5 V [ " [ oai-7 406 33 V/ frod= Eogs—1 (S
210 975 Y § L ...;. a ooy Won 10K s | ¥ ey Wi TA [Fed W s |



LG INJWIHOVLLY

TOT OJ1N

adeas}aans pieaajnog ayoedy

I | |

| ES | - -
=3 — _ |
—— o e e %
R T

¥ m , > %




¢S INIWIHOVLLY




£S5 INJWIHOVLLY

Lo 8 RIS




S LINIWIHOVLLY




=
m
-
a
o
2

§ &
a_ﬁ
-

£

GG INIWIHOVLLY

s stane

ERV 111110

—J O

W¥ld AE IX3INGS

e

B | " B U B I U AT R SRR ST 8 G A S PTRE



95 INJWIHOVLLY

1sam Suiyoo) JIN—ZT 15e3 Juixoo| JIN—T1 yinos duyeol dIN—01 uroN FUNoo] IIN—6

1se3 Jupoo pag aydedy Juojy—¢ yinos Suioo| pajg ayredy Suojy—9 yuop Supoo| pajg ayaedy Suojy—g

153 3uUN00| JMN—E 4INOS SUINOO] IMN—Z yuon Burioo) JMN~—T




LS INJWIHOVLLY

32u3} 1aA0 yuoN Funoo) aul Avadosd 1sap Suojy—£z7 95U} 3856 158/ BUjHOOL IME—Z2 — = . su 4 n.:n_ql.ﬁm
| laao pred 10i0 Q0§

o
N

1sam Sunoo) aun Auadoud uanos Suojy—st 1523 Bupoo) au)| Ausdosd yinos Suory—21

4 4

1se3 Buixoo] 235—51




85 INJWIHOVLLY

13 Buyoo) yinwiapiiw Sucie—ge

uInos 3un00| uinwiappm Suoe—zs yuoN Supoo) yainuuapim Suoje—1e YUON uioo) LnwiapiAm ducie—0oE yuoy umoo) yinwiapim Juoe—sz

o
- v e

yuioN Jupjoo) ynwwIaPM Fuole—gz YLON Buiyoo) yinuusppm Suoje—;z N Buiioo] a3ud '§ YINWIRPIM IMN—9Z 153 Bupo0j 3diq Juoje Ay jo nas—sz




Metro 101 — Tempe, AZ Traffic Impact Study

EXECUTIVE SUMMARY

This report documents a traffic impact study prepared for the proposed Metro 101 mixed-
use multi-family development to be located in the southwest corner of Price Road and
Apache Boulevard in the City of Tempe, Arizona. The development is proposed with 202
multi-family units and 2,269 square feet of retail/commercial/office space. CivTech Inc. has
been retained to complete a traffic impact study for the proposed development during the
planning process.

The purpose of this study is to address traffic and transportation impacts of the proposed
development on the surrounding streets and intersections. This was prepared to standard
criteria set forth by the City of Tempe in their Guide for the Preparation of Transportation
Impact Studies, updated 05/2014. The specific objectives of the study are:

1. Evaluate lane requirements on all existing roadways and at all existing intersections
within the study area.

2. Determine future level of service for all proposed major intersections within the study
area and recommend any capacity related improvements.

3. Determine necessary lane configurations at all major intersections within the
proposed development to provide acceptable future levels of service.

4. Evaluate the need for future traffic control changes within the proposed study area.

5. Evaluate the need for auxiliary lanes at stop and signal controlled intersections.

This study evaluates the existing year (2016) and opening year (2017). The following
conclusions and recommendations have been documented in this study:

General

» The proposed Metro 101 mixed-use development will be located in the southwest
corner of Price Road and Apache Boulevard in the City of Tempe, Arizona. The project
is proposed with 202 dwelling units with a young professional targeted demographic.
The project will also include 2,269 square feet of mixed uses consisting of retail and/or
office space.

Y

Per the site plan, two access points are proposed. Access A is a right-in/right-out
driveway proposed on Apache Boulevard approximately 500-feet west of Price Road
(SB). 130 feet to the east of the existing driveway for Haji-Baba International Food. With
the proposed development, Access A will replace all existing driveways on Apache
Boulevard. Access B is a right-in/right-out only driveway proposed on Price Road
approximately 275-feet south of Apache Boulevard (centerline to centerline) and
approximately 25-feet south of the existing driveway on Price Road which will be
removed. The Arizona Department of Transportation (ADOT) has approved the location
of Access B with the addition of a deceleration lane.

Y

The existing study intersections operate at an acceptable level of service (LOS D or
better) under the existing lane configurations and traffic controls.

%‘-—: CivTech 1 November 2016
) g
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Metro 101 — Tempe, AZ Traffic Impact Study

» The developer plans to construct a southbound deceleration lane on Price Road as
requested by ADOT. The turn lane will provide 85 feet of storage with a 90-foot taper.

Horizon Year 2017

> At full build-out, the proposed Metro 101 development is anticipated to generate 1,726
weekday daily external trips with 107 occurring in the AM peak hour and 156 occurring
in the PM peak hour.

» The 2017 Synchro analysis results reveal that all study intersections and access points
will operate at an acceptable level of service (LOS D or better).

» The eastbound right-turn volume on Apache Boulevard at Access A is anticipated to be
8 vph during the AM peak hour and 32 vph during the PM peak hour. The right-turn
volume into Access A on Apache Boulevard does not meet the threshold volume of 40
vehicles per hour (vph) for a right-turn deceleration lane.

» The southbound right-turn volume on Price Road at Access B is anticipated to be 11
vph during the AM peak hour and 41 vph during the PM peak hour. The developer plans
to construct a southbound deceleration lane on Price Road as requested by ADOT. The
turn lane will provide 85 feet of storage with a 90-foot taper.

0

: C VTeCh 2 November 2016
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NEIGHBORHOOD MEETING SUMMARY

On November 9, 2016, Huellmantel & Affiliates hosted its scheduled neighborhood meeting
at the Apache Police Substation, located at 1855 East Apache Boulevard in Tempe, Arizona,
to discuss the Meyer Development & Construction Services, Ltd requests for a Zoning Map
Amendment, PAD Overlay and Development Plan Review for the property at the southwest
corner of Apache Boulevard and Price Road. Representatives from Huellmantel & Affiliates
arrived at approximately 4:45 p.m. to set up exhibits for the meeting, and representatives
from Meyer Development arrived at approximately 5:30 p.m. Karen Stovall from the City of
Tempe arrived at approximately 5:50 p.m.

The attendees of the neighborhood meeting started to arrive at approximately 6:00 p.m. and
included Toby Campbell from Commercial Property Inc., and Shane Benjamin and Ryan
Kay from Insignia Commercial, the property’s brokerage and financial companies. Charles
Huellmantel discussed the project with Mr. Campbell and explained the site landscaping,
architecture and overall attributes. No additional members of the public attended the
neighborhood meeting.

Karen Stovall adjourned the meeting at 6:20 p.m. Huellmantel & Affiliates cleared the room
and left at approximately 6:45 p.m.
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CVAC SUMMARY

Huellmantel & Affiliates along with Meyer Development met with Citizens for a Vibrant
Apache Corridor (CVAC) on Wednesday, October 12, 2016 to discuss the proposed Metro
101 development at CVAC'’s already scheduled neighborhood meeting. The CVAC meeting
was attended by DRC Commissioner Phil Amorosi, Matthew Salenger and members of
CVAC. Charles Huellmantel of Huellmantel & Affiliates discussed the proposed Metro 101
development and received the following comments from the attendees:

The neighbors expressed support for Tempe Crime Free Multi-Housing and requested that
the project be included in the program. They also asked questions about water retention,
which has been addressed through the Preliminary Grading and Drainage, and they were
also concerned with the separation between the building and sidewalks on Apache
Boulevard. CVAC also questioned why Meyer Development would not use solar on their
project and wanted a better understanding of the pool layout. They also asked if the project
would accept HUD vouchers.
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